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Summary of the draft Plan
Sonning is a quintessential Thames-side village much loved by its residents and visitors
alike. Located at a strategic crossing point of the River Thames It is steeped in history,
surrounded by beautiful countryside and contains many historic listed buildings within
its Conservation Area. The Sonning Neighbourhood Plan (SNP) recognises the importance
of the village’s heritage and natural environment but also takes account of the need for
a sustainable future in which it can support appropriate economic development and respond to the call for the provision of additional housing.

OVERALL VISION
Sonning will continue be known by people at all stages of their lives
as one of Berkshire’s best Parish communities in which to live; for its
semi-rural historic village character and countryside landscapes; and
for its attractive green lanes, green spaces and thriving natural environment. The neighbourhood will be safe, clean, and will be well connected
to the neighbouring parishes by unpolluted roads and pathways. New
development will protect or enhance Sonning’s rural settlements and
provide good quality housing that is in keeping with the distinct character areas across the Parish, and is appropriate for the needs of the
community.

What is a Neighbourhood Plan?
A Neighbourhood plan gives the community direct power to develop a shared vision for
their neighbourhood and shape the development and growth of their local area. They are
able to guide where they want new homes, shops and offices to be built, have their say on
what those new buildings should look like and what infrastructure should be provided.
The draft SNP has been developed to set out the vision, objectives and resulting policies for
the village until 2038. It has been drafted by the SNP Steering Group taking account of the
responses from residents to the Questionnaire in May 2021.
The map on the following page shows the extent of Sonning Parish, the area covered by
the SNP.
Document Note: The images, particularly the maps in this document, have been compressed to
fit on the page and also to ensure that this PDF does not grow too large. High resolution versions
of the maps are available by clicking the map itself to activate the hyperlink or via our website:
sonning.info
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What are the next steps?

OBJECTIVE – Meeting Sonning’s Housing Need

The draft SNP has to be consistent with the Wokingham Borough Council (WBC) Local
Plan, the latest version of which is not expected to be available for public consultation
until early 2023. For this reason some of the policies in the draft related to housing are still
provisional.

In order to maintain its village nature surrounded by farmland and
its rich natural environment and in recognition of the fact that there
are no suitable sites for any substantial development within the parish boundary, the demand for new housing will be met through limited small scale development, to a high standard, surrounded by green
space and suitable for the elderly.

The next steps to be taken are as follows:
◊ Informal public consultations at the Sonning Village Show in September 2022
◊ a brief summary of the draft SNP with a link to the full document delivered to all
residents in October 2022
◊ a public open day in Pearson Hall on 5 November 2022
◊ Updated draft to be submitted to WBC for review and independent examination in
early 2023.
◊ Referendum within the Parish followed by formal adoption.

Key Issues – Housing Needs
◊ Sonning today comprises 670 dwellings and a population of around 1,750.
◊ Sonning’s population increased between 1.01% and 1.22% per annum between
2001 and 2019.
◊ If this growth continues, the population will increase from its current 1,750 to
between 2,035 and 2,100 at the end of the 16 year plan period in 2038. Assuming an
average household size of 2.5 persons, this growth would require between 113 – 140
new dwellings.
◊ The Plan envisages a more modest population increase over the Plan period with
fewer new houses than the above figures.

Key Issues – New Housing
◊ Eleven potential new sites were considered by WBC in their LPU (Local Plan Update).
◊ None of the sites were favoured by residents in their responses to the Questionnaire.
◊ Only two sites were included by WBC in the draft LPU (which is still being finalised):
Site 1 (25 houses at Bull Close) and Site 8 (24 houses on Sonning Golf Course).
◊ Site 1 has been in successive Local Plans and is likely to be retained in the LPU.
◊ Both Sonning Parish Council and the Sonning and Sonning Eye Society objected to
Site 8. As the LPU is still under review it is not yet known if WBC will remove this
site from the final draft LPU.
◊ The following Vision, Objective and Policies related to Housing are included in the
draft SNP:

VISION – Housing

POLICY – Infill (not involving demolition of existing
properties)
Sympathetic proposals for infill development on sites within the parish
will be entertained subject to the following criteria:
The scale of development is appropriate to the neighbouring
area and does not have an adverse impact on its character;
Important open space of public, environmental or ecological
value is not lost, nor an important public view harmed;
If the proposal constitutes backland development it would not
create problems of privacy and access would not extend the
built limits of the village;
It does not conflict with other policies in the SNP or LPU.

POLICY – Demolition and Replacement
Applications to demolish existing houses and replace them
with single or multiple dwellings will be reviewed on their
merits taking account of the scale of the proposed development and the need to maintain the character of the area.
Replacement of residential buildings with commercial buildings will
not normally be approved. No proposals that increase the massing (3
dimensional sizing) and height of the existing dwellings or which will
change the distinct character of the area will be approved.

Any new development will protect or enhance Sonning’s rural settlements and provide good quality housing that is in keeping with the distinct character areas across the Parish, and is appropriate for the needs
of the community.
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POLICY - SITE 1 (BULL CLOSE)
The site will be developed for 25
housing units, especially suitable as
families or homes for the elderly,
or under a Community Right To

OBJECTIVE – Conservation Area
small to medium sized
starter homes for young
either by a developer
Build Order (CRIBO).

At least 60% of the dwellings will be 1 or 2 bedroom units, designed
to cater for occupants with limited mobility. Each dwelling will
have built-in personal alarms connected to a 24-hour call centre.

To protect the historic central conservation area and ensure that the
surrounding settlements continue to reflect the semi-rural nature of the
village.

POLICY – Conservation Area
No new housing, other than in very limited circumstances, will be built
in the Sonning Conservation Area.

The layout will provide communal garden space for residents to use,
individual gardens will be small and easily maintainable.

Key Issues - Infrastructure
POLICY - SITE 8 (SONNING GOLF CLUB)
If this site is retained by WBC in the final Local Plan Update
it will be developed in an environmentally sensitive way for 24
family homes. One half (12 units) are to be 3 bedroom houses, 6
units each are to be 2 bedroom and 4 bedroom respectively. All
houses to be 2 story units in order to ensure a rural character.
All houses are to be designed to a high standard consistent with the
open countryside character of the area, streets are to be tree lined,
houses to have substantial gardens and the houses are to be equipped
with solar panels and EV sockets for charging electric vehicles.

Key Issues – Conservation Area
Most residents valued the historical Conservation Area highly in their responses to the
questionnaire. The following Vision, Objectives and Policies are included in the draft SNP:

VISION – Conservation Area
That the unique historical centre of Sonning should be preserved or enhanced, consideration should be given at the next Conservation Area
Appraisal to enlarging the area to include areas that fit the definition.

◊ The pollution and disruption caused by through traffic was the biggest negative
issue highlighted by residents in their responses to the Questionnaire.
◊ Monitoring of traffic speeds is to be continued in order to control excessive speeding
◊ The lack of central parking is recognised, the SNP recommends that new housing
has adequate provision for off-street parking and that parking on footpaths is
discouraged.

Key Issues – Local Environment
Recognising the almost universal response that the preservation and protection of the
local environment is one of the most important factors to residents, policies are included
in SNP to address the following Objectives:
◊ Maintain and enhance the air quality and cleanliness of the Parish
◊ Protect and improve our green spaces and biodiverse wildlife habitats
◊ Retain the natural views and visual landscapes afforded to the residents and
visitors, and protect our trees and hedgerows
◊ Maintain and develop pedestrian access paths across the parish including those to,
and along, the River Thames
◊ Improve the parish access for vehicle free movement
◊ Generate a sustainable reduction of the impact of traffic pollution, including air
quality, and noise, within the Parish

Key Issues – Local Social and Community Facilities
Responses from residents regarding local facilities indicated a broad level of satisfaction.
Given the apparent general level of satisfaction no policies have been included so far in the
draft.
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Key Issues – CIL (Community Infrastructure Levy)
Sonning residents suggested that CIL money should be used as follows:
◊ Traffic calming schemes (56%)
◊ Schemes to improve Sonning pavements for walkers and disabled accessibility
(43%)
◊ Roads and drainage (32% each)
◊ Speed cameras (31%)
◊ Road improvements for cyclists and better Broadband services (30% each)
These priorities broadly reflect the opinions expressed in earlier sections of this Plan.

Key Issues – Monitoring & Evaluation
The SNP will be reviewed every five years throughout the plan period. Review of policies
will be managed by Sonning Parish Council and the Sonning & Sonning Eye Society. The
purpose of review will be primarily to assess the extent to which the objectives have been
achieved in practice and the contribution of the policies contained within it towards meeting those objectives; and secondly to rectify any errors and omissions.
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1.

Introduction

The Sonning Neighbourhood Plan has been developed to set out the vision, strategic direction, objectives and resulting policies for the village until 2038 and is consistent with
Government’s current approach to planning which is intended to involve local communities more directly in planning decisions that affect them.
The Sonning Neighbourhood Plan, or SNP, has been jointly developed by Sonning Parish
Council (SPC) and the Sonning and Sonning Eye Society (SSES). The draft SNP has been
produced by a steering group comprising representatives from the two organisations and
village residents. The Steering Group has communicated with residents throughout the
process by way of public meetings, maildrops and articles in the SPC newsletter, the SSES
“Bridge” magazine and the “Sonning Buzz” website. To the extent possible, therefore, it
reflects the views and aspirations of the majority of Sonning residents.
Sonning is a quintessential Thames-side village much loved by its residents and visitors
alike. Located at a strategic crossing point of the River Thames It is steeped in history,
surrounded by beautiful countryside and contains many historic listed buildings within
its Conservation Area. The SNP recognises the importance of the village’s heritage and
natural environment but also takes account of the need for a sustainable future in which it
can support appropriate economic development and respond to the call for the provision
of additional housing.
The SNP articulates policies which deal with the vision and key objectives identified.
Through the consultation process the main issues that have emerged have been the negative impact of through- traffic, the importance of protecting the environment and the
need for new housing, particularly housing for the elderly. In accordance with the Local
Plan prepared by the planning authority, Wokingham Borough Council (WBC), a limited
number of sites have been identified for new housing.
This draft version of the Plan is now ready for consultation within the local community.
Once comments have been received and appropriate changes made the Plan will be ready
for submission to the local planning authority for their review followed by further consultation. Finally there will be an independent examination before it is put forward for
referendum within the Parish and formal adoption.

2.

Planning

2.1

The Overarching Planning Process

Wokingham Borough Council (WBC), as the statutory authority responsible for planning
matters in Sonning, has two current key planning policy documents that contain planning
policies. These are:
◊ The Core Strategy (adopted 2010) – containing the overarching strategic
policies (for example setting the number of new houses to be built to 2026)
◊ The Managing Development Delivery (MDD) Local Plan (adopted 2014),
which includes adding extra detail to the policies within the Core Strategy
The Plan period for the two above documents runs until 2026 and consequently WBC
embarked upon the update process with a series of consultations starting in 2016. Following consultation on the suggested Local Plan Update (LPU) in 2020 a new garden town
at Grazeley was recommended which would have coped with a significant amount of the
new housing numbers that WBC is obliged to cater for under the national quota. When it
became clear that major development at Grazeley was unacceptable due to subsequent
revisions in the emergency planning around AWE Burghfield, a revised plan was prepared
which reallocates the housing requirements amongst the four existing SDLs (Strategic
Development Locations), three new large scale development sites and a series of smaller
developments in other locations, including two in Sonning.
WBC invited comments on the draft Local Plan Update in December 2021/January 2022.
Of the two proposed development sites in Sonning, one is an allocated reserve site in
the existing MDD and was included in previous LPU consulatations. The other extends
a recently approved development site that encroaches on Sonning Golf Course. This site
was opposed by SPC and SSES and it remains to be seen if it will be retained in the next
LPU consultation expected in 2023. Despite these objections, as WBC needs to find sites to
replace the Grazeley Garden Town it is possible that this site will be retained in the LPU
update and consequently this draft includes site-specific recommendations and policies
that would apply if it is developed.
There is still the possibility that the draft SNP will need to be adjusted to ensure consistency with the final WBC LPU Update but there is time for any such adjustments to be made
before the final draft SNP goes for independent examination and community referendum
based on the WBC draft LPU Update expected in late 2022 or early 2023.
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2.2

The Neighbourhood Planning Process.

Since April 2012 local communities have been given legal powers under the Localism Act
2011 to develop Neighbourhood Plans for their areas. The Government guidance website
describes Neighbourhood Planning in the following way:
Neighbourhood planning gives communities direct power to develop
a shared vision for their neighbourhood and shape the development
and growth of their local area. They are able to guide where they
want new homes, shops and offices to be built, have their say on what
those new buildings should look like and what infrastructure should be
provided. Neighbourhood planning provides a powerful set of tools
for local people to plan for the types of development to meet their
community’s needs and where the ambition of the neighbourhood is
aligned with the strategic needs and priorities of the wider local area.

2.3

Evolution of the Sonning Neighbourhood Plan

2.3.1

WBC Approval

Consideration had been given by SPC and SSES for several years to the need for Sonning
to develop its own neighbourhood plan. Planning documents such as the Sonning Parish
Design Statement (2004) and the Sonning Conservation Area Appraisal (2016) have helped
to define the character of the village and establish standards for future development, they
are guidance documents whereas a NP has statutory status. It is for this reason that SPC
and SSES decided in 2020 to proceed with drafting the SNP. A formal application was
submitted by SPC requesting permission to proceed and approval was granted by WBC
on 24 October 2019 for SPC to develop a Neighbourhood Plan covering the whole parish of
Sonning, the boundaries of which are shown in the designated map below.
Sonning Neighbourhood Area Boundary

The SNP will be used to decide the future of the village and will:
Key

◊ aim to protect the distinctive characteristics of the Parish and guide the growth and
development of Sonning to 2038 and beyond;
◊ establish policies by which future planning applications will be guided;
◊ have legal weight in setting out what development is acceptable to the residents of
Sonning. This is because the SNP, in conjunction with the WBC Local Plan, will be
used in determining planning applications in Sonning;
◊ entitle the Parish Council to receive 25% (rather than only 15%) of the
Community Infrastructure Levy (CIL) revenues from any new development
taking place in Sonning. The SNP must envisage how the neighbourhood
element of CIL should be allocated e.g., the provision, improvement,
replacement, operation or maintenance of infrastructure or dealing
with other demands a new development may place on the community.

Parish Boundary / Neighbourhood Area Boundary
Borough Boundary

Contains OS data © Crown Copyright and database right 2019

.
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2.3.2 Public Meeting

2.3.4 Drafting the SNP

A public meeting, held in Pearson Hall on 18 February 2020 at the beginning of the SNP
process, attracted over 100 residents. A joint SPC and SSES team outlined the NP process
to the attendees and then answered the many questions that came from the floor. Many
volunteers gave their contact details and a Steering Group was formed to address the different aspects that need to be covered in the SNP, such as the demand for new housing,
the impact on the conservation area and the local environment and the resulting visions,
objectives and policies that need to be established to guide the process. As Sonning has
grown in the past 100 years and now spreads well beyond the boundaries of the conservation area it was necessary also to ensure that the voices were heard from all sections
of the community. Once established the Steering Group met physically and online (as a
result of the Covid-19 pandemic) and prepared a questionnaire to elicit the views of the
community.

Progress on the development of the draft SNP was reported through publications such as
the SPC newsletters and the quarterly “Bridge” magazine published by SSES.

2.3.3 Questionnaire
The 28-page Questionnaire was issued to all residents in hard and soft copy format in
April 2021 with a closing date of 10 May 2021. The questionnaire comprised the following
sections:
◊
◊
◊
◊
◊
◊
◊
◊

Section 1 About You (demographics)
Section 2 Housing (current, future, views on proposed development sites)
Section 3 Local Environment (importance, green spaces)
Section 4 Social & Community Facilities (importance and needs)
Section 5 Local Facilities & Businesses (usage and needs)
Section 6 Sonning Conservation Area (importance)
Section 7 Infrastructure, Travel & Transport (adequacy & needs)
Section 8 Allocation of CIL (suggestions).

This draft version of the SNP takes account of feedback from residents over the period since
January 2020, when the first public meeting took place in Pearson Hall. Most significantly
it encapsulates feedback to the Questionnaire that was circulated to all residents in the
Spring of 2021 and has also benefited from the consultation on the WBC Local Plan update
which ended in January 2022.
Liaison between the SNP Steering Group and WBC was established to facilitate exchanges
of ideas and the resolution of queries, the Steering Group would like to thank James McCabe of WBC for his guidance and help in this respect.

2.3.5 Plan timetable and next steps
Following completion of the first draft SNP and its review by the Steering Group further
consultation with residents is scheduled to take place both at the Sonning Village Show on
10 September and at an open day in Pearson Hall on 5 November 2022. A brief summary of
the draft SNP with a link to the full document will be delivered to every householder prior
to the open day to provide an opportunity for residents to comment on the draft SNP.
The feedback from this informal consultation will be used to refine the draft SNP which
will then be submitted to WBC for their review in early 2023. A further consultation stage
follows and then submission to the independent advisor to ensure that it conforms to the
national and local guidelines. Once these stages have been passed, the draft SNP will be
put to a public referendum which requires a majority of responses to be in favour in order
to ensure its adoption.

A copy of the questionnaire can be viewed online within the SNP website at https://sonning.info/snp.
Residents were notified by a maildrop of the imminent delivery of the questionnaire. A
hard copy was delivered by volunteers to each household, the names of the local representatives who delivered the questionnaire were provided in case residents had any questions.
Residents could fill in and return the hard copy provided or complete the questionnaire
online and if more than one return was desired to be made this was also encouraged in
order to give as wide a coverage of views as possible.
The questionnaire elicited a very good response with 53% of the households in the parish
submitting a return. The results, collated and analysed by the Steering Group, are described in the respective sections of this plan providing support to the resulting objectives
and policies.
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3

The Village of Sonning

3.1

Topography and Geology

Sonning is located at the southern end of the Chilterns chalk escarpment, on the south
bank of the River Thames. The central core settlement area of the village is situated on a
gentle slope towards the river, with some parts on a low plateau of river gravels. The map
in Section 5 shows the physical layout of the central conservation area and its relationship
to the River Thames, the Bridge and Sonning Eye. The key streets form an ‘A’ shape tipped
90° to the right with the B478 Thames Street and B4446 Pearson Road forming the vertices
and High Street the cross-bar. Eastwards from the High Street onwards both roads run
along higher ground with a shallow valley between them containing a stream that rises off
Charvil Lane on University farmland.
The course and characteristic topographic dip and rise of the High Street is shaped by the
westward-flowing stream that passes into a culvert beneath the road near the south-east
corner of The Deanery and the village pump. The Environment Agency confirms there is
no risk of flooding in the village, save for a narrow strip of riparian land running along the
banks of the River Thames that lies between 35-37m above ordnance datum (AOD). For
reference the Thames Street/Pearson Road roundabout lies at 46m AOD and land rises to
the east to 50m AOD where the eastern boundary of the conservation area
crosses Charvil Lane.

3.2

Designation and Boundaries

The historic central core of the village of Sonning was designated a Conservation Area
by Berkshire County Council in 1971. It was extended in 1980 and again in 1996. The
current boundaries of the conservation area, defined in the Sonning Conservation Area
Appraisal of 2017, are the river to the north-west, the University Farm (Sonning Farm)
to the north and north-east and King George’s Field and Reading Blue Coat School to
the south. There are many listed buildings dating from the 15th to 20th centuries In
the central core area comprising the ‘A’ shaped Thames Street, Pearson Road and High
Street road layout. Beyond the conservation area the parish boundaries are the river,
Milestone Avenue and Sonning Golf Course to the east, the railway to the south and
the Thames Valley Park nature reserve to the south-west. Sonning is almost unique
in having no private houses and gardens at the rivers’ edge. The Thames Path runs
through the parish up to the bridge and then crosses to the Oxfordshire side, however
a public footpath continues on the Berkshire side all the way to the end of the parish.

3.3

Historical Development

Sonning’s situation in the broad gravel plains of the Thames, with a shallower crossing
of the river at this point and rising land to the east made it a natural place for settlement.

Its name derives from the Saxon tribe or family of Sunna, reflected also in the names of
Sunninghill and Sunningdale. During the 11th century an Anglo-Saxon bishop was occasionally referred to as the Bishop of Sonning. Following the Norman Conquest, church
reorganisation located the cathedral at Sarum/Salisbury. The link with Salisbury was
maintained until 1846.
Sonning was divided into two manors, one belonging to the Bishop of Salisbury and the
other to the Dean and Chapter of the cathedral. The bishop maintained a palace on the
edge of the village in the grounds of what was to become Holme Park at the end of the 18th
century. The palace was excavated in 1910-12 and a plan can be viewed in the church while
a model exists in Reading Museum. The Dean and Chapter’s Manor (the Rectory Manor)
was located around The Bull Inn and the Deanery and
to the north of Thames Street.The crossing over the Thames had a profound influence on
the layout of the village. Sonning’s familiar brick bridge was constructed in 1790 by local
builder John Treacher and is intersected by the county boundary between Oxfordshire
and Berkshire. Two-way traffic was permitted before the installation of traffic lights in
the 1960s and a structure better suited to the conveyance of pack animals and pedestrians
continues to bear a highly disproportionate amount of road traffic across the Thames.
From the bridge, Thames Street rises eastwards towards Twyford, Windsor and ultimately, London. The south-westward road to Reading must once have passed in a direct line
through the churchyard from the bridge to Sonning Lane, as indicated by a footpath that
now follows this route. At some time, perhaps with the enlargement of the church, this
road was blocked off, producing the existing sharp bend.
At the corner of Sonning Lane and Pearson Road (formerly Sonning Street), west of the
High Street lies a large plot of land, all historically in church control. This includes The Bull
and its complex of buildings, the churchyard and between the church and the river a large
plot of land allocated for a vicarage in 1220. To the south of the churchyard is the extensive
park in which lay the Bishop’s palace; to the north lies the Deanery.
In Pearson Road a number of substantial late-medieval and Tudor houses indicate the
presence of an affluent tenant class (e.g., The Old Cottage, Turpins/ Rich’s Cottage, Dower
House and Sonningdene). These houses would have stood within large enclosures (toft and
croft) which have subsequently been infilled with later buildings.
The palace passed into royal ownership in 1574 and was sold in 1628 eventually being purchased by Thomas Rich in 1654. The Rectory Manor, also sold during the Commonwealth,
was subsequently acquired in the 18th century by the Palmers of Hurst. A map of 1783
shows village properties almost equally divided between the Rich and Palmer estates. In
1795 the Palmers purchased the Rich estate. A number of timber-framed cottages survive
from the 16th century in Pearson Road and the west side of the High Street; these often
retain important original features such as leaded casements. In contrast, on the east side
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of the High Street stand two examples of metropolitan architecture of the Georgian period. This juxtaposition of polite and vernacular architecture is a characteristic of the 18th
and 19th century contributions to the village as can be seen particularly in Thames Street
where substantial houses in ample grounds face terraces of former estate cottages.
The Palmers became the dominant influence throughout the 19th century. They demolished the remnants of the Bishop’s Palace/Rich family house and built a new 5-bay house
on top of the ‘escarpment’ above the river, Holme Park. The lack of male heirs meant that
this estate was finally broken up, first in 1910 and then again in 1934. With these sales
substantial plots of land became available for development.

3.4

Recent Developments

Until well into the 20th century the development of the village was concentrated in the
small area centred on the ‘A’ shaped core of High Street, Pearson Road and Thames Street.
Consequently, this area constitutes the heart of the Conservation Area and is home to many
listed buildings dating from the 15th to the early 20th centuries. The village subsequently
expanded southwards in the 20th century and the current extent of the parish can be seen
in the map on the right panel.
This expansion took place along Pound Lane, in the area between the A4 and the railway
line (now the southern boundary of the parish) and later in Sonning Meadows. The houses
in Holmemoor Drive, South Drive and Old Bath Road were generally built in the 1950s
and 1960s although some houses on Old Bath Road were built later, they are individually
designed detached houses built on plots of between a quarter and a half acre.
Much information on the history of Sonning is available in “The Book of Sonning1” and
more recent historical recollections are recounted in “Village Voices”, a publication by the
Sonning and Sonning Eye Society. In “The History of The Sonning Parish Magazine” by
Gordon Nutbrown, it is reported that in 1912 “The Manor House and land, Charvil Farm and
East Park Farm were to be offered for auction at The White Hart, Sonning. Among the attractions
it is mentioned that an 18 hole golf course at Sonning is in contemplation”. It is believed that
the area containing West Drive was part of the farmland auctioned. In the February 1914
edition it mentions that the gentlemen’s golf links and clubhouse are to be opened on May
1st. “The Ladies course on the other side of the line in Woodley Parish has begun.”
The area of land upon which West Drive and its dwellings are built was farmland prior to
the auction in 1912. The Ladies course was then constructed with some three holes being
laid out in the land to the west of Pound Lane then known as Butts Hill Road, Woodley, the
remaining six holes were part of the main golf course. A track was made in the middle
which eventually became West Drive. In 1927 the purchaser of the land took advantage
of the Land Registration Act 1925 (which introduced Land registration for the first time
in England and Wales) to sell off land for the development which took place in the 1930s
1

The Book of Sonning by Angela Perkins published in 1977 as a limited edition ISBN 0 86203 659 5
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and 1950s. It would appear the ladies’ three holes ceased functioning when developments
started and in 1946 Sonning Golf Club purchased the Drive itself from Mr Wright so that
its borehole could be utilised freely, it was eventually replaced by an electricity substation.
The houses in West Drive were built in the 1930s and 1950s but over the years many have
been extended and improved, or replaced; it is a very low density area with most plots in
excess of three quarters of an acre. West Drive is a private street with the freehold registered title held in a private company owned by the residents. The Drive is lined by a variety
of mature trees growing in the grass verges including oak, lime, beech, sycamore and horse
chestnut. There are no pavements and few light standards. All of the above combine to
make this a unique, leafy suburban areas with a feeling of spaciousness.

the central core village. In addition, the physical constraints of the river and the fact that
the street frontages are so closely developed, has left little room for major change.
As pressures from economic development, population growth and increased traffic intensified with the expansion of Reading and its suburbs by the 1970s and 1980s, the preservation of Sonning’s heritage has faced new and difficult challenges. Many of the village’s
traditional crafts and retail outlets gradually began to disappear, a story repeated throughout many parts of rural England. Although its centre was designated a ‘conservation area’
fifty years ago, the Sonning and Sonning Eye Society was founded in 2004 specifically to
address important environmental concerns.

Mustard Lane, to the south of West Drive once formed the route from Pound Lane to
Woodley, however with the coming of the railway Mustard Lane was cut off at the railway
embankment, and a bridge was built in Pound Lane. The railway thus formed the southern boundary of the Parish, and the major portion of Mustard Lane, now on the Woodley
side, was renamed as part of Western Avenue.
Sonning Meadows is a discretely located development of 32 medium to large detached
houses off Sonning Lane built in the late 1970s and early 1980s and is the last significant housing development that was built, since then developments have comprised
consolidation of a few plots, demolition of the houses that were sited on them and redevelopment with more houses or apartments. The West Court apartments are an example
having been built in 2 stages in 1994 and 1997.
The railway forms the southern boundary between Sonning and Woodley and the village
is bounded by farmland to the east and the river to the north. The western (Sonning Lane)
and eastern (Charvil Lane) approaches to the old village from A4 remain predominantly
rural, forming green gaps of playing fields, trees and farmland. The only non-agricultural
use of this farmland was Sonning’s sewage treatment works (STW), accessed down Broadmoor Lane, which was closed and replaced with a pump station located near The Great
House hotel that sends the flow to the Wargrave STW. The old Sonning STW site is still
owned by the Environment Agency and is currently used for agricultural research.
The Thames Valley Business Park that is located at the western boundary of the parish was
developed following the decommissioning of the coal-fired Earley power station in the
late 1960s. The business park contains offices occupied by several prestigious companies
such as Oracle and Microsoft and is built around a wetland area and nature reserve that
serves as a valuable recreational area for Sonning residents.
The built area of Sonning village is surrounded by natural borders and green spaces. Playing fields protect Sonning from urban sprawl when approaching the village from the south
along Sonning Lane, the river protects it along the north-west boundary and there is farmland to the east. Conservation Area status has generally helped to preserve the character of
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4.

Sonning Today and Tomorrow

4.1

Sonning Today

Sonning is a well-known Thameside village, highly valued by its residents who greatly
appreciate its friendly village environment, its attractive central conservation area with
its wide range of historic buildings and its rural setting and tranquil riverside walks.
The parish of Sonning today comprises 670 properties housing a resident population of
around 1750 persons. Population figures in the recent 2021 census are available for Wokingham but not yet in sufficient detail to see the population growth in Sonning over the
past decade. The two previous census figures for the parish of Sonning were 1445 in 2001
and 1631 in 2011, a growth of 13% over the 10 year period (a growth rate of 1.22% pa). A
report from the Office of National Statistics2provides estimated population data yearly by
parish. According to this document Sonning’s estimated population in the year 2001 was
1432 growing to an estimated population of 1716 in the year 2019, a growth rate of 1.0102%
pa.

According to the responses to the Neighbourhood Plan questionnaire received from 53%
of households in May 2021, two thirds of respondents have lived in Sonning for at least 11
years, 13% over 40 years, 30% for 21 – 40 years and a further 22% from 11 –20 years. This
is reflected in the demographic response, with two thirds of the respondents being over
55 years of age, made up as 31% of respondents aged over 70 and 36% aged from 55 – 69.
Only 7% of respondents were aged below 25 years.
According to data for the parish of Sonning from the Office of National Statistics4 the population distribution in 2019 was estimated as shown in the following chart:

The 2021 census data available for Wokingham borough shows that Wokingham’s population increased from 154,000 in 2011 to 177,500 in 2021, an increase of 15%. Within this
total, there was a 28.2% increase in people aged 65 and over, 11.0% in people aged 15 – 64
and an 18.0% increase in children under 15 years. This growth compares with the 13.5%
increase in population from the Local Housing Needs Assessment for Wokingham Borough3 forecast for the eighteen year period 2018 – 2036. These data reinforce the fact that
that Sonning is located in an area of high population growth, however WBC have stated
that delivery of the SDLs in the south of the borough should result in less growth in areas
like Sonning.
Using the two historical growth rates for Sonning above, 1.0102% and 1.22%, and starting
from a population of 1750 at the beginning of the plan period, the population at the end
of the 16 year plan period in 2038 would range from 2035 at the lower growth rate to 2100
at the higher growth rate. Assuming an average household size of 2.5 would mean that
between 113 and 140 new housing units will be needed over the plan period. The Housing
Needs Assessment notes that a disproportionate number of these houses will need to cater
for the elderly and those with disabilities (6% of respondents to the questionnaire reported that they had an illness or condition that is considered a disability). This is further
borne out by the disproportionate increase in the elderly (aged 65 and over) segment of
Wokingham’s population over the last decade (28.2% according to the 2021 census data).
Section 4.4 of this plan explains how this population growth can be satisfied, should it
occur.

These data would tend to indicate that the questionnaire responses on demographics were
reasonably representative. The data also demonstrates that Sonning offers an attractive
place for families with young children to settle, and the questionnaire shows that many
stay for some time, but employment opportunities are not here to retain the 20 – 35 year
age group.
In response to the question in the questionnaire “What do you value about living in Sonning?” the three most popular answers by far were “Proximity to River”, “Rural Community” and “Village Community”. These views were corroborated by two of the answers to

2
https://www.ons.gov.uk/file?uri=/peoplepopulationandcommunity/populationandmigration/populationestimates/adhocs/12324parishpopulationestimatesformid2001tomid2019basedonbestfittingofoutputareastoparishes/parish110119popest.zip
3
Wokingham Borough Council Local Housing Needs Assessment 2018 - 2036
4
https://www.ons.gov.uk/file?uri=/peoplepopulationandcommunity/populationandmigration/populationestimates/adhocs/12324parishpopulationestimatesformid2001tomid2019basedonbestfittingofoutputareastoparishes/parish110119popest.zip
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the question “What aspects of development would you like to see in Sonning?” where the
three most popular responses by far, each representing 23% of the total responses, were
“Countryside”, “Quality of Natural Environment" and “Transport". The high response
level for the third answer, “Transport”, is largely due to the negative impact of traffic on
the residents, a subject dealt with in more detail later in this plan.
Judging from the responses to the questionnaire Sonning residents feel comfortable with
their village and they greatly value and appreciate its history and local environment. The
biggest negative factor voiced by residents time and time again is the impact of traffic. Historically Sonning owes its presence to the river crossing, in earlier times this created trade
and wealth but the huge increase in car ownership has resulted in long queues along the
approach roads to the bridge at peak times causing noise and air quality issues, as well as
the general nuisance and degradation of the environment. Traffic problems are not limited
to through traffic crossing the bridge; in common with so many other villages throughout
the country widespread car ownership coupled with the scarcity of dedicated parking in
many of the historic houses results in congestion of the residential roads, causing the bus
service to frequently get stuck. More will be said about this problem in later sections of
this report.

4.2

The map on the following page depicts the settlement boundaries for Sonning Parish, the
area designated by WBC for “Limited Development”. So although the two sites 5SO001
and 5SO008 are outside the settlement boundary for Sonning they are attached to it.

Document Note: The images, particularly the maps in this document, have been compressed to
fit on the page and also to ensure that this PDF does not grow too large. High resolution versions
of the maps are available via the website or by clicking the map itself to activate the hyperlink.

The Vision for Sonning

Sonning is a popular place to live today and will continue to be so in the future. Like many
villages in the south-east of England, the price of housing is a major constraint to those
wishing to settle in such a desirable location. The demand for housing and the way in
which this plan aims to satisfy the demand are dealt with in more detail later in this Plan,
but it is clear that provision must be made for growth and the challenge is to ensure that
growth is integrated into the current much-loved fabric of the parish in a sympathetic way.

OVERALL VISION
Sonning will continue be known by people at all stages of their lives
as one of Berkshire’s best Parish communities in which to live; for its
semi-rural historic village character and countryside landscapes; and
for its attractive green lanes, green spaces and thriving natural environment. The neighbourhood will be safe, clean, and will be well connected to the neighbouring parishes by unpolluted roads and pathways.
New development will protect or enhance Sonning’s rural settlements
and provide good quality housing that is in keeping with the distinct
character areas across the Parish, and is appropriate for the needs of
the community.
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Sonning Parish - Area designated by Wokingham Borough Council
for Limited Development is shown by the red line,
shaded areas are sites 1 and 8 in the Local Plan Update.
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5.

The Conservation Area



The historic core of the village of Sonning was designated a Conservation Area by Berkshire
County Council in 1971. It was extended in 1980 and again in 1996. A Sonning Conservation
Area Study was undertaken in 1996, which identified opportunities for enhancement and
improvement within the Conservation Area. This was followed by the Sonning Design
Statement (2004) which proved to be a useful tool for assessing planning applications.
Work started in 2011 on an update to the Sonning Conservation Area Appraisal (SCAA)
using the guidance set out by Historic England in their document “Understanding Place:
Conservation Area Designation, Appraisal and Management (2011)”. Undertaken predominantly by local residents under the management of SPC and SSES, the final document was
adopted as a guidance document by WBC in 2017. A map of the Conservation Area follows
on the next page.
The conservation area was divided into the following nine character areas:
◊ The River
◊ The Churchyard
◊ Thames Street
◊ High Street
◊ Pearson Road
◊ Sonning Lane
◊ Pound Lane
◊ Charvil Lane
◊ Green Boundary
The key features comprising each character area such as focal points, focal buildings,
views/vistas, boundary walls, streets and street furniture are listed and described together with the key positive and key negative characteristics and issues.
The following appendices provided supplementary information:
Appendix 1
Building Materials
Appendix 2
Listed Buildings
Appendix 3
Buildings of Traditional Local Character and Positive Buildings
		Enhancing Character
Appendix 4
Archaeology
Appendix 5
Natural Environment
Appendix 6
Bibliography
Appendix 7
Acknowledgements
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As the SCAA is a relatively recent document describing the characteristics that define
Sonning’s core central area it is recommended that it is retained as an evidence-based
guidance document for reference in determining planning applications within the Conservation Area. The detail within the SCAA is not repeated in the SNP, a pdf copy of the full
SCAA is available at the following link:
https://www.sonning.org.uk/Public/docs/SonningCAA2017.pdf

The Policies that are proposed to achieve the above Objective are as follows:

POLICY SNP/CA1 – Conservation Area
New housing, other than in very limited circumstances, will only be
built in the Sonning Conservation Area where it conserves or enhances
heritage assets.

The questionnaire issued to all residents contained the following questions relating to the
conservation area:

Q6.1 Is it important to you that development does not have a harmful
impact on historic buildings and the Conservation Area in Sonning?
Q6.2

Should the current Conservation Area be extended?

Conservation Areas are defined as 'areas of special architectural or historic interest, the
character or appearance of which it is desirable to preserve or enhance'. Conservation area
protection thus extends beyond buildings, to include streets, trees, paths and views.
97% of respondents said that the Conservation Area is very or quite important to them.
25% said it should be extended, although mostly the reasons given were to prevent development rather than to include areas that meet the definition of a conservation area.
In order that the Conservation Area remains relevant the boundaries will be reviewed at
the time of the next Conservation Area Appraisal which will take place during the currency
of the Local Plan Update prior to 2038.
The Vision for the Conservation Area is:

VISION – Conservation Area
That the unique historical centre of Sonning should be preserved or enhanced, consideration should be given at the next Conservation Area
Appraisal to enlarging the area to include areas that fit the definition.
It is clear from the feedback from residents that the central conservation area of Sonning
is an extremely important factor in their feelings about living in Sonning. This leads to the
following Objective:

OBJECTIVE I – Conservation Area
To protect the historic central conservation area and ensure that the
surrounding settlements continue to reflect the semi-rural nature of the
village.
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6.

Housing

Resident’s Views:
The questionnaire sent to all Sonning households in April 2021 contained several questions about the current housing situation, future housing expectations and resident’s
views on where any future development should and should not be located. These views
are discussed below and they feed into the vision, objectives and policies that follow.

Present ownership profile:

The questionnaire made it clear that site 1 (Bull Close) had been included in the earlier LPU
and that sites 5 and A had already received planning approval for development. Despite
this, all 11 identified potential sites were dismissed to a greater or lesser extent and no
new sites were suggested. The following diagram shows the results in which it is clear that
the strongly disapprove/disapprove ranking far outweighs the positive ranking for all sites
with the exception of site 7 (3 proposed dwellings at Model Farm along the A4) where the
positive and negative votes were roughly equal:
Q2.3 Which of the sites (listed in the above table) do you approve of as suitable areas for
housing developments:

The vast majority (83%) of respondents currently live in 3 or 4+ bedroom houses, these
are overwhelmingly (87%) owner-occupied. Most residents (89%) report that they are
currently in suitable premises but an appreciable percentage (28%) of large householders
envisage that they will downsize in the foreseeable future. Most respondents (60%) expect
to stay in Sonning, 25% are unsure and only 13% expect to relocate away from the village.
Reasons given for relocation are numerous with many looking for a quieter location with
less traffic.

Attitudes towards development:
Residents were asked to consider the following 11 potential sites for housing development,
these sites were the ones identified by WBC as "promoted sites" and considered by WBC
in their LPU:
Site
No.

WBC ID
number

Location

Area (ha)

Proposed
number of
dwellings

1

5SO001

Land at Sonning Farm (Bull Close)

1.29

25

2

5SO002

Land East of Garde Road

6.16

92

3

5SO003

Land North of Thames Street

3.45

54

4

5SO004

Land West of Milestone Avenue

8.81

133

5

5SO005

Land at Sonning Golf Club

0.77

13

7

5SO007

Land Adjacent to Model farm Cottages

0.19

3

8

5SO008

Land at Sonning Golf Club

1.6

24

9

5SO009

Thatched Cottage, Sonning Lane

3.64

6

10

5SO010

RAMS RFC (Old Redingensians)

4.29

100

11

5SO011

Land at Holme Park farm

25.3

unknown

A

N/A

Land Adjacent to Sunrise Homes

1.18

57 flats

The almost universal opposition to any of the proposed new developments was further
amplified by resident's responses to the questions asking where else would development
be favoured, what it might entail and what residents consider to be the important factors
regarding planning issues. The questions are listed below with a summary of the responses.
Q2.4 List any specific locations suitable for new
development? Almost universally the answer
was “nowhere in the parish."
Q2.5 List any specific locations which are unsuitable. Nearly all responses suggested that there
were no suitable locations.
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Q2.6 What type of new homes would you like to see in Sonning? The responses were
not clear-cut, the table below shows the number of votes and percentage allocated to the
various options:
Housing type

Yes

No

No opinion

Starter homes

87 (23%)

135 (36%)

149 (40%)

Smaller homes (2 bedrooms)

112 (30%)

120 (32%)

139 (37%)

Family homes (3 bedrooms)

173 (47%)

75 (20%)

123 (33%)

Larger family homes (4+ bedrooms)

111 (30%)

134 36%)

126 (34%)

Affordable housing

2 (0.7%)

148 (40%)

121 (59%)

Social housing

1 (0.4%)

183 (49%)

187 (50%)

Adaptable/easy access homes e.g. bungalows

125 (34%)

96 (26%)

150 (40%)

Supported/sheltered accommodation
for older people

119 (32%)

187 (50%)

65 (17%)

Opportunities for self-build

84 (23%)

137 37%)

150 (40%)

Live/work - homes with workshops

69 (19%)

143 (39%)

139 (42%)

Dwellings built to high environmental
standards

224 (60%)

58 (16%)

89 (24%)

The low support for affordable and social housing is believed to be largely due to a misunderstanding of the nature of such housing and concern that it might downgrade the value
of existing properties if located close by.
Q2.7 If sites come forward, what type of development would you prefer? Most support
(39%) was for infill sites (1 – 2 houses), very little support was shown for larger sites within
the village envelope or outside the village envelope.
Q2.8 What housing density would you prefer? The biggest support (63%) was for low
density, with moderate density receiving 25% of the votes and high density only 2%.
Q2.9 What are the most important planning considerations? Communal green space and
suitability for the elderly each received 25% of the votes, the next highest categories were
that it should be In keeping with the housing character of Sonning (17%) and that they
should be modern, innovative structures (13%).
In summary, the overwhelming message from the residents is that they are opposed to
large scale development but if development of any sort takes place it should be small scale,
to a high standard, surrounded by green space and suitable for the elderly. These factors
are taken forward for embodiment in the Vision, Objectives and Policies below.
In the recent past applications have been submitted for the demolition of existing houses
on large plots of land with replacement by single larger houses, multiple houses on the
same plot or in some cases by blocks of flats or care homes. Such developments tend to
change the character of the area and need careful consideration as to their impact. The
recent applications to demolish existing houses in Pound Lane and replace them with
large residential care homes are instances where such applications, if approved, would
dramatically affect the existing residential nature of the area. These large scale proposals
are opposed by the majority of Sonning’s residents and give rise to the policies below governing such proposals.
Regarding the overall number of new houses for which this plan makes provision, the plan
has to be consistent with the LPU and it must also reflect and respect housing needs. In
Section 4.1 above it was forecast that the current population of around 1750 might increase to between 2035 and 2100 over the 15 year period covered by this plan 2023 - 2038.
Should this population growth happen, between 113 and 140 new housing units would be
needed assuming an average household size of 2.5 persons.

The biggest support from those who ticked the “Yes” box was for 3 bedroom houses followed by 2 bedroom houses, bungalows and sheltered housing. For those who ticked the
No box all forms of housing were opposed to a greater or lesser extent, this was consistent
with answers in previous sections reflecting a general opposition to all new development.
There was a strong support for dwellings to be built to high environmental standards.

WBC’s draft Local Plan Update includes 2 new developments, Bull Close (Land at Sonning
Farm) designated 5SO001 (25 units) and Sonning Golf Club 5SO008 (24 units). Clearly these
on their own would be insufficient to meet the forecast growth, however planning permissions already exist for 2 further developments that have not yet been implemented, namely
the other Sonning Golf Club site 5SO005 (13 houses) and a block of 57 flats in Old Bath Road
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(Site A in the table of potential sites). Taken together the approved and planned developments would provide 119 units. This provision would meet the lower growth forecasts and the
SNP therefore makes no further provision for significant development over the plan period.
The overall Vision for Sonning has already been articulated in previous sections, the relevant part relating to housing is as follows:

VISION – Housing
Any new development will protect or enhance Sonning’s rural settlements and provide good quality housing that is in keeping with the distinct character areas across the Parish, and is appropriate for the needs
of the community.
Taking account of the views of the residents the overall objective for housing is:

POLICY SNP/HOU 2 – Infill (not Involving Demolition of
Existing Properties)
Sympathetic proposals for infill development on sites within the parish
will be entertained subject to the following criteria:
The scale of development is appropriate to the neighbouring area
and does not have an adverse impact on its character;
Important open space of public, environmental or ecological value
is not lost, nor an important public view harmed;
If the proposal constitutes backland development it would not
create problems of privacy and access would not extend the built
limits of the village;
It does not conflict with other policies in the SNP or LPU.

OBJECTIVE – Meeting Sonning’s Housing Need
In order to maintain its village nature surrounded by farmland and
its rich natural environment and in recognition of the fact that there
are no suitable sites for any substantial development within the parish boundary, the demand for new housing will be met through limited small scale development, to a high standard, surrounded by green
space and suitable for the elderly.
The following Policies will apply to guide the submission, evaluation and approvalof future housing development proposals:

POLICY SNP/HOU1 – Number of Dwellings to be
Allocated

POLICY SNP/HOU 3 –Demolition and Replacement
Applications to demolish existing houses and replace
with single or multiple dwellings will be reviewed on
merits taking account of the scale of the proposed
opment and the need to maintain the character of the

them
their
develarea.

Replacement of residential buildings with commercial buildings will
not normally be approved. No proposals that increase the massing and
height of the existing dwellings or which will change the distinct character of the area will be approved.

New residential development in Sonning will be focused on the two proposed sites in the WBC Local Plan Update, namely Site 5SO001 and
Site 5SO008 which together will deliver approximately 49 dwellings.
This policy may be amended to remove Site 5SO008 should it be omitted from WBC’s Local
Plan when the draft is published in 2023.
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6.1

Site specific requirements

6.1.1

Land at Sonning Farm (Bull Close Site 5SO001)

Bull Close is an open site of approximately 1.29 ha, owned by Reading University Farm and
currently used as agricultural land. As can be seen in the Google Earth map view below It
is located on the eastern boundary of the parish settlement between Glebe Gardens, Little
Glebe and the University Farm.

Bull Close

Site 5SO001

Photo courtesy of Google Earth
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Garde Road runs along the eastern edge of
the village with the relatively recent settlements of Glebe Lane, Little Glebe and Glebe
Gardens to the west and open farmland to the
east. The approach from Garde Road to the
Bull Close site is shown in this photograph:

The site is not subject to flooding and is not
expected to be archaeologically significant.
The nature of the housing in the vicinity
would suggest that it would not be suitable
for large, detached housing units because the
Glebe Garden properties through which the
site is accessed are predominantly bungalows and small terraced houses as shown in
the following photographs:

The site itself is currently open pastureland
surrounded on the south side by the rear gardens of Little Glebe and on the west side by
the rear gardens of Glebe Gardens. The photo
of the site below is taken facing west from
the eastern boundary and shows the existing
pastureland with the Little Glebe and Glebe
Gardens houses on the southern and western
boundaries in the background.

Access to the site has been planned from
Glebe Gardens by leaving a short cul-de-sac
and open grassed area between adjacent
houses as shown here:

Glebe Gardens is a WBC social housing development run by EAC Housing Care on behalf of
WBC. Built in 1976 it comprises 24 two-bedroomed retirement flats or bungalows which
have 24-hour non-resident management staff and a Careline alarm service. Due to the
nature of this adjacent site, the Bull Close site therefore offers the potential for small to
medium sized housing units to be built either by a developer or under a Community Rightto-Build Order (CRIBO), in line with the preference of a large number of Sonning residents
expressed in the questionnaire for smaller properties suitable for the elderly.
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According to the draft Local Plan, site 5SO001 has the following potential:
Site
No.

WBC ID
number

Location

1

5SO001

Land at Sonning Farm
(Bull Close)

Area (ha)

Proposed number
of dwellings

1.29

25

In previous submissions to WBC on sites to be included in the Local Plan Update, suggestions were made by SSES that the site should make provision for village parking. Having
now examined the site in more detail it is clear that it is not large enough to accommodate
any additional parking spaces beyond those required for the 25 residential units.

POLICY SNP/HOU 4 - SITE 5SO001 (BULL CLOSE)
The site will be developed for 25 small to medium sized housing units,
especially suitable as starter homes for young families or as housing for
the elderly, either by a developer or under a Community Right To Build
Order (CRIBO)
At least 60% of the dwellings will be 1 or 2 bedroom units, designed
to cater for occupants with limited mobility. Each dwelling will have
built-in personal alarms connected to a 24-hour call centre.
The layout will provide communal garden space for residents to use,
individual gardens will be small and easily maintainable.
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6.1.2

Land at Sonning Golf Club (Site 5SO008)

Plans for housing development on Sonning Golf Course have been consistently opposed
by SPC and SSES. In fact WBC also opposed the proposal to build on Site 5 (Site 5SO005)
which fronts Pound Lane but approval was granted on appeal for 13 housing units. The
proposed site plan for the 13 houses shows a cul-de-sac heading north-east towards Site
8 which would facilitate access, should Site 8 be approved. The plans for Site 5 have since
been complicated by a proposal to construct a dementia care home on Site 5 instead of
the 13 houses and access may have to come from the Old Bath Road should the care home
proposal be approved on appeal as WBC have so far rejected this proposal.
The following comments relating to Site 8 assume that the original plans for 13 units on
site 5 will proceed and that access to the site will come from Pound Lane. Site 8 was included in the draft LPU but both SPC and SSES submitted detailed objections to further
encroachment into the Sonning Golf Course. The comments below are incorporated in
case Site 8 remains to be amongst the approved sites in the updated LPU when it is issued
in late 2022 or early 2023.
The following print from Google Earth shows the approximate division of site 5 from site
8 and its location in respect to the surrounding area;

Site 8 is currently in use as a practice area
for Sonning Golf Club as can be seen in the
following photograph:

The site is bounded to the north-west by an
established belt of trees that screen the houses, care home and RAMS rugby club that run
along the Old Bath Road (see photo above). It
is possible to catch glimpses of these properties through the belt of trees in the summer,
they are more visible when the trees have
shed their foliage in the winter Another
belt of trees along the south-east boundary
shields the site from the golf course and a
more recently planted belt of trees separates
the site from the golf course on its north-east
border:
Consequently the site is well defined and
well protected by trees. It is not subject to
flooding and would therefore seem to be
suitable for development were it not for the
loss of open countryside and the removal of a
practice facility for the Golf Club.
Should the site be developed the housing
would need to be in keeping with the character of the surrounding housing which, in
the main, are detached 3/4 bedroom houses.
The development in site 5 would also define
the character of the site 8 development since
access to site 8 is likely to be through site 5.
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POLICY SNP/HOU 5 – Site 5SO008 (Sonning Golf Club)

The Old Bath Road street scene, which can
be seen in the photo to the right, shows that
houses are set back from the road in a leafy
environment:

This site will be developed in an environmentally sensitive way for 24
family homes. One half (12 units) are to be 3 bedroom houses, 6 units
each are to be 2 bedroom and 4 bedroom respectively. All houses to
be 1 or 2 storeys high to be consistent with the established semi-rural
character of the area.
All houses are to be designed to a high standard consistent with the open countryside character of the area, streets are to be tree lined, houses to have substantial gardens and the
houses are to be equipped with solar panels and EV sockets for charging electric vehicles

According to the draft LPU, Site 8 has the potential for 24 houses:
Site
No.

WBC ID
number

Location

8

5SO008

Land at Sonning Golf Club

Area (ha)

Proposed number
of dwellings

1.6

24

As can be seen below, 47% of respondents to the question “What Type of new houses would
you like to see in Sonning?” preferred 3 bedroom houses to smaller (30%) or larger (30%)
units.
Housing type

Yes

No

No opinion

Starter homes

87 (23%)

135 (36%)

149 (40%)

Smaller homes (2 bedrooms)

112 (30%)

120 (32%)

139 (37%)

Family homes (3 bedrooms)

173 (47%)

75 (20%)

123 (33%)

Larger family homes (4+ bedrooms)

111 (30%)

134 36%)

126 (34%)

It is clear that Site 8 will cater for families whereas Site 1 is more suited to starter homes for
young families or homes for retired or elderly occupants. It is therefore suggested that Site
8 should comprise a mix of small (2 bed), medium (3 bed) and a few larger (4 bed) houses
with 3 bed houses predominating. The site should be developed to reflect the countryside
character with sizeable gardens, tree lined roads and an open “village green” similar to
that proposed for site 5. All houses should be environmentally friendly with solar panels
and EV points.
The following Policy is therefore recommended for this site:
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7.
7.1

Traffic and Infrastructure
Traffic volumes/ Third Thames Crossing

For many years Sonning has suffered from very high volumes of through traffic using Sonning’s roads, with their restricted pavements, to be able to cross the old, narrow Sonning
Bridge over the Thames. This is generally to avoid congestion on the bridges upstream
in Reading and Caversham and downstream in Henley. The proposal of a third Thames
crossing in the local vicinity has been mooted for a very long time. This would effectively
act as a by-pass for the village, reduce traffic flows and the associated problems of traffic
jams and pollution.
Sonning Parish Council uses Speed Indicating Devices (SIDs) to monitor the speed and
volume of this traffic at various locations. From the data obtained, it is estimated that the
volume of traffic crossing Sonning bridge averages, Monday to Friday, 9400 vehicles per
day. This is the pre- Covid pandemic estimate, the present figure is 8000 vehicles per day
(Spring 2022). These numbers are for vehicles travelling from Oxfordshire into Berkshire.
It is assumed that there are a similar number travelling each day over Sonning bridge in
the opposite direction.
In the SNP questionnaire, 95% of those responding said that they agreed or strongly agreed
that they were concerned over traffic volumes.
Reading and Wokingham Borough Councils have pursued options for a potential new
crossing of the Thames, strongly supported by SPC and SSES, but,councils to the North of
the river are presently objecting to this proposal due to the fear of excessive traffic overloading the highways in Oxfordshire.
The SNP questionnaire indicated that 97.5% of those that expressed an opinion were in
favour of a third Thames bridge and it is clear that solving the issue of through traffic is
fundamental to the protection of Sonning’s environment.

OBJECTIVE SNP/INF 1 – Third Bridge
Continue campaigning for a third Thames crossing and other methods
of mitigating traffic volumes (SPC, SSES etc)
The volume of traffic is expected to carry on rising above pre-pandemic levels, in line with
future housing development in the Wokingham borough and surrounds.. This will of
course add further to the level of vehicle emission pollution, especially on the main routes
through the village.

POLICY SNP/INF 2 – EV Infrastructure
to be modified
to betorelevant
as aanland
StriveWording
for improved
infrastructure
encourage
increased
use
policy
(see
policies
C4
&
C5
in
draft
LPU
number of electric vehicles including making charging 2020)
points mandatory in any new development.
Mitigating this problem though, will hopefully be a significant increase in the use of electric vehicles.

7.2 Vehicle Speeds
As mentioned above, Sonning Parish Council uses SIDs to monitor vehicle speeds within
the parish. Speeds recorded are often excessively high. Examples can be shown of vehicles
travelling at 80mph in the 20mph and 30mph zones in the parish. These data are shared
with Wokingham Borough Council and Thames Valley Police (TVP) by way of improving
road safety. Accidents and near-accidents due to high speeds have occurred in recent years.
Recently, Thames Valley Police have passed the responsibility of monitoring speeding
drivers on to Community Speed Watch (CSW) groups. Sonning Parish Council has set up
such a group and monitors traffic through the parish on a regular basis.
In the SNP questionnaire, 88% of those responding said that they agreed or strongly agreed
that they were concerned over traffic speeds.

OBJECTIVE SNP/INF 3 – Speeding
Continue monitoring traffic speeds and other road safety matters in
Sonning. Report findings to the TVP and WBC. Continue with Community Speed Watch.

7.3 Parking
Sonning, along with many other communities in the area, suffers increasing parking
problems. The character of some parts of the village, in particular the Conservation Area,
is such that only on-street parking is available. The increase in the number of vehicles per
household only exacerbates the existing problem.
With the narrow roads in Sonning, often on bus routes, drivers will often feel the need to
park on the pathways and verges in the parish. This can prove to be very hazardous to the
disabled, those pushing prams and buggies etc.
There is no central public car park and visitors seem reluctant to walk even a short distance
to village amenities. Staff working at local establishments also add to the parking problem
on Sonning's streets.
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In the SNP questionnaire, 72% of those responding said that they agreed or strongly agreed
that parking is a major problem.

OBJECTIVE SNP/INF 4 – Parking
Ensure that new housing has adequate off-street parking provided. Discourage parking on pathways. Investigate the possibility of convenient
public car parking in the parish.

7.6 Walking
Many residents and visitors enjoy their walks in the parish and surrounds. They would like
to see better maintained footpaths and pavements, many of which are narrow and uneven.
Safer crossing points would be a bonus. Pedestrians also feel threatened by the close proximity of fast traffic and some find vehicle parking on pavements particularly hazardous.
In the SNP questionnaire, 73% of those responding said that they agreed or strongly agreed
that pedestrians need better protection.

OBJECTIVE SNP/INF 7 – Walking

7.4 Public Transport
Sonning is served by two bus companies/routes. Thames Valley Buses operate the 127/8/9
service from Reading via Sonning to Wokingham or Maidenhead and vice versa. Arriva
operate the 850 service from High Wycombe via Sonning to Reading and vice versa. These
services link to the train services in Reading and Twyford for travel further afield.
Complaints arise due to buses running late and/or being cancelled.
In the SNP questionnaire, 49% of those responding said that they agreed or strongly agreed
that parking is a major problem contributing to unreliable bus schedules..

OBJECTIVE SNP/INF 5 – Bus Schedules
Monitor services and complaints. Liaise with bus companies to remedy
any problems.

7.5 Cycling
Residents agreed that they were discouraged from cycling in Sonning due to several
factors. Volume and speed of other traffic was the major problem as well as concern over
parked cars and HGVs. A number of residents considered that there were inadequate cycle
routes within Sonning in addition to other destinations/places of work.
In the SNP questionnaire, 66% of those responding said that they agreed or strongly agreed
that cyclists need better protection.

Liaise with WBC Highways dept to improve facilities for walkers.

7.7 General Road Safety
In addition to the provision of a third bridge/bypass, residents would like to see more
restrictions on HGV traffic. A majority would also favour more speed cameras/indicators
and lower speed limits. Improved road surfaces were also requested along with further
parking provision.
In the SNP questionnaire, 76% of those responding said that they agreed or strongly agreed
that road safety needs improving .

OBJECTIVE SNP/INF 8 – Road Safety
Liaise with WBC Highways dept to improve road safety.

7.8 Access for the Disabled
Many Sonning residents have a wide range of disabilities requiring mobility devices and/
or assistance with sight or hearing problems. Access along footpaths and into some buildings (especially older buildings) can be a problem. Authorities should be aware of these
problems and improve facilities wherever and whenever possible.
In the SNP questionnaire, 52% of those responding said that they agreed or strongly agreed
that access for the disabled needs improving .

OBJECTIVE SNP/INF 6 – Cyc

OBJECTIVE SNP/INF 9 – Disability

Liaise with WBC Highways dept to improve facilities for cyclists.

Councils to be "disability aware" and provide proper access where appropriate.
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7.9 Utilities
In their responses to the questionnaire, residents considered that the electricity supply to
properties within the parish was adequate with very few power cuts or other problems.
The water supply was not thought to be quite as good with residents quite often suffering
from low water pressure or no water at all.
The sewerage system, the responsibility of Thames Water, was judged to be generally
adequate though it is known to have problem areas due to its age. The drainage system
(the dispersal of surface water from Sonning’s roads) is the responsibility of Wokingham
Borough Council. This was thought to be generally good with flooding on Pound Lane
(South of the A4) highlighted as a major hazard during periods of heavy rainfall.

OBJECTIVE SNP/INF 10 – Utilities
Monitor all utilities and report problems through the appropriate channels.

7.10 Refuse & Recycling Collection
In the SNP questionnaire, respondents gave both of these items high marks. Only about
10% felt that there was room for improvement.

OBJECTIVE SNP/INF 11 – Refuse & Recycling
Monitor refuse and recycling collection and report problems through the
appropriate channels.

7.11 Broadband & Mobile Phone Reception
According to our survey, over 50% of residents were happy with their broadband, despite
a variety of types and speeds.
Mobile phone reception in Sonning was reckoned to be adequate though around 20% of
respondents felt that it could be somewhat improved.
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8.

Local Environment (EN)

Sonning benefits greatly from a semi-rural feel with a ‘conserved historic village’ centre,
and peripheral housing surrounded or bordered by acres of green open spaces and natural
habitats. The River Thames and its banks and footpaths, the farmland, the golf course,
the extensive sports fields, parkland and nature reserves, all bring major benefits to the
local wildlife, and to the Parish residents. Our Neighbourhood Plan focuses on protecting
and enhancing our existing and future open spaces and encouraging and supporting our
distinctive landscape which contributes to a sense of place and community, including
natural features such as footpaths, in-field trees, hedgerows, ponds, and streams which
distinguish Sonning Parish. We value the biodiversity found in the Parish and seek to
protect and preserve our wildlife and their habitats. Our objectives and policies need to
give a clear description of the environment we cherish, we are committed to maintain,
and we desire to improve wherever possible. Our questionnaire section concerning the
environment identified a reduction in traffic as the biggest contributor to enhancing the
quality of life in the Parish. Our objectives and policies, listed below, are designed to limit
and ideally reduce the damage to the environment caused by traffic, both passing through
the Parish, visiting the Parish, and through building development driven population increases within the Parish.

OBJECTIVE 1 - Maintain and enhance the air quality
and cleanliness of the Parish
Noise and Air pollution were identified as the strongest environmental
issues affecting the Parish in responses to Q3.8 of our questionnaire.

POLICY SNP/ENV1:
New developments must not increase any airborne or ground or surface
pollution levels either actively or passively. New developments should
utilise services that minimise or eliminate sources of air pollution.
pollution.

POLICY SNP/ENV1A
In alignment with district, regional, and national initiatives, all developments must be able to demonstrate, achieve, and maintain, carbon
neutrality, as compared with the proposed specific footprint area concerned prior to any development,

OBJECTIVE 2 - Protect and improve our green spaces
and biodiverse wildlife habitats
Over 140 responses supported the goal of ‘more wildlife habitats’ (Q3.1),
and there was disagreement or strong disagreement with building on
green spaces from over 300 responses (Q3.2).

POLICY SNP/ENV2:
SNP/ENV2:
Development that results in the loss of green spaces or that results
in any harm to their character, setting, accessibility or appearance,
general quality or to their amenity value, will only be permitted if the
community would gain equivalent benefit from provision of a suitable
replacement within the Parish.

OBJECTIVE 3 - Retain the natural views and visual
landscapes afforded to the residents and visitors,
and protect our trees and hedgerows
Strong agreement for maintaining views across the Thames -262 and over
the fields - 245, (Q3.5) and protection of hedgerows and trees - 238 (Q3.4)
outweighed all other responses in the environment section of the survey.

POLICY SNP/ENV3
New development must preserve the natural views and landscapes
afforded to the residents except when approved by all those same
residents otherwise impacted. Tree volume (size of tree in leaf) and
density (number of trees) must be maintained by all new developments.
Replacement trees of a similar species must be used where tree removal
has been approved as part of the development’s initial access or build
phase. Development plans should allow replacement of any tree at the
site of the original (to be removed) tree location.

OBJECTIVE 4
Maintain and develop pedestrian access paths across the parish including those to, and along, the River Thames .
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POLICY SNP/ENV4
Developments should preserve and enhance current access to the River
Thames and its associated pathways in the parish. Improvements to
access for wheelchair and pushchair users is encouraged. All existing
pathways and access to and across public spaces must be unaffected by
any new development.

OBJECTIVE 5
Improve the parish access for vehicle free movement.

POLICY SNP/ENV5
Development as appropriate to its scale and location will include proposals which enhance the attractiveness of walking, cycling and other non- motorised vehicle-based routes and access.
Improvements and enhancements to the existing footpaths is encouraged and new footpaths and cycle paths must connect with
existing networks.
OBJECTIVE 6
Generate a sustainable reduction of the impact of traffic pollution, including air quality, and noise, within the Parish.

POLICY SNP/ENV6
Development that creates a positive reduction in poor air quality and
noise pollution is encouraged. Development which maintains or increases current traffic levels and concomitant pollution levels will not
be approved.

l
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9.

Local Social & Community Facilties, Businesses
and Tourism
In addition to the attractions of its heritage and beautiful local environment, Sonning
today enjoys a wide range of local facilities such as a village shop (the Sonning Village
Hamper), hairdressing salon and local hostelries (The Bull Hotel and public house, the
Sonning Club and the Great House hotel and Coppa Club), good primary and secondary
level schools (the Sonning Junior school and the Reading Blue Coat school) and a wide
range of local community and sporting facilities. Other facilities such as the Mill Theatre
and the French Horn Hotel and Restaurant are located close by in Sonning Eye.
Community facilities include St. Andrew’s Church (including the Ark and St. Sarik Room),
Pearson Hall and Beech Lodge. The Robert Palmer’s Almshouse Charity operates the 6 impressive almshouse cottages in Pearson Road. Together with the Pearson Hall and Sonning
Club complex, they form the natural centre of the village.
There is a very wide range of leisure and sporting facilities available. King George’s field,
located in the heart of the village, provides an easily accessible recreation area that is also
used by the local clubs for cricket and tennis. The Wharf, owned by SPC, located on the
banks of the Thames outside the Great House, and the towpath upstream and downstream
from the bridge provide extensive riverside leisure opportunities, there is the popular 18hole Sonning Golf Course and the extensive, sports grounds along Sonning Lane and A4
that provide facilities for rugby, hockey, tennis and soccer.
In the Questionnaire residents were asked to say whether they were satisfied or dissatisfied with the availability and suitability of the various services and facilities in Sonning.
The responses are given below:
Facilities & Services

Satisfied
(%)

Dissatisfied
(%)

No Opinion
(%)

Health & Welfare (doctor, dentist etc)

30

38

32

Schools

55

2

43

Preschool & childcare

30

2

68

Indoor facilities for sport, leisure, exercise, recreation

39

16

45

Outdoor facilities for sport, leisure,
exercise, recreation

72

4

24

Range of retail outlets (shops, pubs etc)

57

24

19

Facilities for young people (under 18)

20

13

67

Facilities for older people (over 65)

29

6

65

Facilities for hire for functions

54

2

43

Access for people with disabilities to
the local facilities

17

6

77

Allotments

33

2

64

Clubs & Societies

58

2

40

Safety & Security

52

13

60

Notable in the responses is that most residents were happy with the schooling facilities
in the village, recognizing that the village has pre-school, primary and secondary schools
with many other choices in neighbouring towns. Similarly the level of satisfaction with
outdoor facilities for sport and leisure was high recognizing that there are many such
facilities in the village.
Looking in more detail at the levels of usage, also covered in the questionnaire, some
50% of respondents use the Sonning Village Hamper regularly and roughly 40% use the
Bull Inn and Coppa Club regularly. A very small minority said that they don’t use these
facilities at all. Overall, therefore, it seems that residents are generally content with the
facilities on offer.
A small number of local businesses operate out of dedicated office buildings such as
the Old Forge off Pearson Road and Mead Park off Sonning Lane. A growing number of
businesses operate out of residential houses, particularly with the increase in popularity
of WFH (working from home) facilitated by the growth of IT. When asked whether more
businesses are needed, only more shops received a significant vote (37%). Despite this,
good support was shown to the question on encouraging new businesses (38%) and local
jobs (39%). Not surprisingly 73% of respondents said that farming is important to the
local economy and environment, recognizing that Sonning is surrounded by farmland.
Given the above responses, no policies seem to be necessary to reflect the wishes of the
residents, it seems to be a case of “steady as she goes”.
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10.

Community Infrastructure Levy (CIL)

When asked their opinion as to the preferred use of CIL monies that are available for Sonning residents most votes were cast for the following categories:
•
•
•
•
•

Traffic calming schemes (56%)
Schemes to improve Sonning pavements for walkers and disabled accessibility (43%)
Roads and drainage (32% each)
Speed cameras (31%)
Road improvements for cyclists and better Broadband services (30% each)

These priorities broadly reflect the opinions expressed in earlier sections of this Plan.
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11. Monitoring and Evaluation
The sensitive management of Sonning’s exceptional historic and natural environment
should underpin all development decisions in order to provide for a sustainable future
for the village. The enjoyment and understanding of this unique community depends on
a robust strategy for periodic monitoring of ways by which this objective can be achieved.
Where significant changes or amendments are thought to be needed, full public consultation will be undertaken.
The SNP will be reviewed every five years throughout the plan period. Review of policies
will be managed by Sonning Parish Council and the Sonning & Sonning Eye Society. The
purpose of review will be primarily to assess the extent to which the objectives have been
achieved in practice and the contribution of the policies contained within it towards meeting those objectives; and secondly to rectify any errors and omissions.
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12.

Appendices

Links to supporting documents - to be completed
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