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DELEGATED PLANNING APPLICATION REPORT

Ward: Church

App Ref: 230384/CLP

Address: Reading Girls School, Northumberland Avenue, Reading, RG2 7PY
Proposals: Erection of free-standing Canopy

Case Officer: Sian Hickey

Date received (valid from): 24 March 2023  Agreed decision date: 2™ June 2023

Introduction and Proposal

The application site contains a school located in Northumberland Avenue. The application
building is not listed, nor is it located in a conservation area. The surrounding area is
predominantly residential.

The proposal is for the erection of 3 temporary canopies, each measuring 6m by é6m. The
height of the proposed canopies measured from ground floor level is approximately 4.7m. The
proposal does not include enlarging the footprint of the existing school.

Plans Submitted

The agent supplied the following plans:

Drawing No. RDG-MA-00-ZZ-DR-L-00204 P04 - Proposed Block Plan received 24" March 2023
Location Plan received 24" March 2023

Proposed Elevation Plan received 24 March 2023

Proposed Elevation and Floor Plan received 24" April 2023

Relevant Planning History

140708 - Demolition of existing buildings and development of a new secondary school, with
associated areas of external sports, car parking and landscaping. - Permitted

There are no conditions attached to the planning permission to remove or restrict permitted
development rights.

Summary of Consultations

No consultations were undertaken as it is not required for an application of this type.
Relevant Planning Policy and Guidance

National Planning Practice Guidance.

The Town and Country Planning (General Permitted Development) (England) Order 2015
(GPDO).

Assessment



A Certificate of Lawfulness for a proposed development has been submitted as the applicant
considers the proposal falls within the permitted development rights of the school.

The proposal must be assessed to ensure that it complies with the conditions of Class M, Part
7 of Schedule 2 of the Town and Country Planning (General Permitted Development)
(England) Order 2015, which relates to the ‘erection, extension or alteration of a school,
college, university, prison or hospital building’.

The relevant conditions of the GPDO for a proposed canopy are as follows:
M.1 Development is not permitted by Class M—

(a) if the cumulative footprint of any erection, extension or alteration under Class M on or
after 21st April 2021 would exceed the greater of—

(i) 25% of the cumulative footprint of the school, college, university, prison or hospital
buildings as it was on 21st April 2021; COMPLIES or

(ii) 250 square metres; COMPLIES

(b) in the case of a college, university, prison, or hospital building, if any part of the
development would be within 5 metres of a boundary of the curtilage of the premises;
COMPLIES

(ba) in the case of a school, where any land adjacent to the site is used for a purpose within
Part C of the Schedule to the Use Classes Order (residential purposes), if any part of the
proposed development is within 5 metres of the boundary of the curtilage of that residential
land; COMPLIES

(c) if, as a result of the development, any land used as a playing field at any time in the 5
years before the development commenced and remaining in this use could no longer be so
used; COMPLIES

(d) if the height of any new building erected would exceed—

(i) if within 10 metres of a boundary of the curtilage of the premises, 5 metres; N/A or
(ii) in all other cases, 6 metres; COMPLIES

(da) if the height of any rooftop structure would exceed 1.5 metres; N/A

(e) if the height of the building as extended or altered would exceed—

(i) if within 10 metres of a boundary of the curtilage of the premises, the lesser of the height
of the building being extended or altered or 5 metres; or N/A

(ii) in all other cases, the height of the building being extended or altered; N/A
(f) if the development would be within the curtilage of a listed building; N/A or
(g) unless—

(i) in the case of school, college or university buildings, the predominant use of the existing
buildings on the premises is for the provision of education; COMPLIES

(ii) in the case of hospital buildings, the predominant use of the existing buildings on the
premises is for the provision of any medical or health services N/A

(iii) in the case of prison buildings—



(aa) the predominant use of the existing buildings on the premises is for the confinement of
prisoners in closed conditions; N/A

(bb) the buildings are located on a site with a closed perimeter; N/A and

(cc) the development does not involve the erection, extension or alteration of any building
beyond the perimeter as it stood on 21st April 2021 N/A

Conditions
M.2 Development is permitted by Class M subject to the following conditions—

(a) the development is within the curtilage of an existing school, college, university, prison or
hospital; COMPLIES

(b) the development is only used as part of, or for a purpose incidental to, the use of that
school, college, university, prison or hospital; COMPLIES

(c) any new building erected is, in the case of article 2(3) land, constructed using materials
which have a similar external appearance to those used for the original school, college,
university, prison or hospital buildings; N/A

(d) any extension or alteration is, in the case of article 2(3) land, constructed using materials
which have a similar external appearance to those used for the building being extended or
altered; N/A

(e) where proposed development under Class M relates to the erection, extension or
alteration of a school building that results in an increase in the school’s published admission
number, the developer must, within a period of six months starting with the date the
development is completed, submit to the local planning authority a travel plan for the site;
N/A

(f) where proposed development under Class M relates to the erection, extension or
alteration of a university building, development is permitted subject to the condition that
before beginning the development the developer applies to the local planning authority for a
determination as to whether the prior approval of the authority will be required as to— N/A

(i) transport and highways impacts of the proposed development; N/A
(ii) the design and external appearance of the erection, extension or alteration; N/A or
(iii) the impact of the development on heritage and archaeology; N/A

(g) an application required under paragraph (f) is to be made and determined in accordance
with paragraph M.2A (procedure for applications for prior approval under Class M); N/A

(h) development approved pursuant to an application under paragraph (f) is permitted
subject to the condition that it is completed within a period of three years starting with the
prior approval date N/A

Interpretation of Class M
M.3 For the purposes of Class M—

“footprint”, in relation to a building, means the total area of ground covered by it;



“original school, college, university, prison or hospital building” means original building which
is a school, college, university, prison or hospital building, as the case may be, other than any
building erected at any time under Class M;

“prior approval date” has the meaning given in paragraph X of Part 3;
“prison”—

(a) includes a young offender institution provided pursuant to section 43(1)(a) (places for the
detention of young offenders etc) of the Prison Act 1952;

(b) does not include—

(i) a secure training centre or a secure college provided pursuant to, respectively, section
43(1)(b) or (c) of the Prison Act 1952;

(ii) premises approved pursuant to section 13(1) (approved premises) of the Offender
Management Act 2007;

(iii) a bail hostel within the meaning of section 2(2) (other definitions) of the Bail Act 1976;

“published admission number” means the number of pupils of any relevant age group at the
school determined by the admission authority under sections 88C and 88D of the School
Standards Framework Act 1998;

“rooftop structure” has the meaning given in paragraph D.3 of Part 9;

“school” does not include a building which changed use by virtue of Class S of Part 3 of this
Schedule (changes of use) or which was erected by virtue of Class CA of Part 4 of this
Schedule (temporary buildings and uses); and

“travel plan” means a long-term management strategy that seeks to deliver sustainable
transport objectives

where 2 or more original buildings are within the same curtilage and are used for the same
institution, they are to be treated as a single original building in making any measurement

Recommendation

Evidence has been provided to demonstrate that a Certificate of Lawfulness should be
granted for the proposed canopies.

The proposal has been assessed against the Town and Country Planning Act 1990 (as
amended) and Class M, Part 7 of Schedule 2 of the Town and Country Planning (General
Permitted Development) (England) Order 2015. It can be confirmed that the proposed
operation would be lawful for planning purposes on the basis of the drawings:

Drawing No. RDG-MA-00-ZZ-DR-L-00204 P04 - Proposed Block Plan received 24 March 2023
Location Plan received 24" March 2023

Proposed Elevation Plan received 24 March 2023

Proposed Elevation and Floor Plan received 24" April 2023

Therefore the Local Planning Authority can issue the applicant with a Certificate of
Lawfulness for the proposed development.
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