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TOWN AND COUNTRY PLANNING ACT 1990
PLANNING AND COMPENSATION ACT 1991
THE TOWN & COUNTRY PLANNING
(DEVELOPMENT MANAGEMENT PROCEDURE) (ENGLAND) ORDER 2015

Application for Full planning permission

To: J Butterworth Planning Application No: PL/24/0093
1st Floor Pinnacle Application type: Full planning permission
20 Tudor Road
Reading
RG1 1NH

Applicant: Trinity Christian School

READING BOROUGH COUNCIL as Local Planning Authority GRANT FULL planning permission
for the following development in accordance with the plans and supporting information submitted in
connection with this application.

Proposal: Change of use of ground floor from Class E (veterinary surgery) to Class F1 (independent
primary school)

At: 62 London Road Reading RG1 5AS

Subject to such conditions and for such reasons as may be attached

OTHER STATUTORY CONSENTS MAY BE REQUIRED
PLEASE READ THE NOTES ISSUED WITH THIS DECISION NOTICE

e~ . -

Date: 3" September 2024

Assistant Director of Planning, Transport and
Public Protection Services RVE
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Application At: 62 London Road Reading RG1 5AS
Application No: PL/24/0093
Application type: Full planning permission

CONDITIONS & REASONS

1. The development hereby permitted shall begin no later than three years from the date of
this planning permission.

REASON: In pursuance of Section 91 of the Town and Country Planning Act 1990 (as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004) in order to
prevent an accumulation of unimplemented planning permissions.

2. The development hereby permitted shall ONLY be carried out in accordance with the
following approved plans:
- MA211-002 — Location Plan Existing and Proposed Site Plans

- MA211-004 — Proposed Plan Drawings

- MA211-003 - Existing Plan Drawings

- MA211-005 — Existing and Proposed Drawings Elevations
Received by the Local Planning Authority on 2" May 2024

- R-23-0187/SP03 Rev A- Parking, Drop Off and Pick Up Arrangements
Received by the Local Planning Authority on 34 September 2024

- Planning Proposed Plans Ground Floor
- Location Plan ref. PP-12736748v1
Received by the Local Planning Authority on 25" January 2024
REASON: For the avoidance of doubt and to ensure that the development is carried out

and adhered to in accordance with the application form and associated details hereby
approved.

The development hereby permitted shall not be occupied until the bicycle parking facility
for the school has been provided in accordance with the details shown drawing ref.
MA211-004 — Proposed Plan Drawings as received by the Local Planning Authority on
2nd May 2024. The facility shall be kept available for bicycle parking at all times thereafter.
REASON: To encourage travel by sustainable alternatives to driving a motorcar in
accordance with Policy TR1 and TR5 of the Reading local Plan 2019.

4. The development hereby permitted shall not be occupied until all vehicle parking spaces
have been provided and marked out in accordance with the details shown on plan ref. R-
23-0187/SP03 Rev A — Parking, Drop Off and Pick Up Arrangements received by the Local
Planning Authority on 3 September 2024. The vehicle parking spaces shall be kept
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available for parking at all times thereafter. All areas outside of the approved vehicle
parking spaces shall be kept clear from parking and other obstructions at all times.

REASON: To ensure that the development is provided with adequate parking facilities to
meet the needs of future occupiers and reduce the likelihood of roadside parking which
could be a danger to other road users in accordance with Policy TR3 and TR5 of the
Reading Local Plan 2019.

Within 3 months of first occupation/use of the school hereby permitted, a Car Parking
Management Plan (CPMP) shall be submitted to and approved in writing by the Local
Planning Authority. The plan shall include full details of how the car park will be managed
during the drop off and pick up times and segregation of drop off and pick up times.
Thereafter the approved CPMP shall be implemented in full and for the lifetime of the
development.

REASON: In the interest of the safety and convenience of all highway users in accordance
with TR5 of the Reading Local Plan 2019

Within 3 months of first occupation/use of the school hereby permitted details of refuse
and recycling bin stores shall have been submitted to and approved in writing by the Local
Planning Authority. The details shall include measures to prevent pests and vermin
accessing the bin store(s) and how refuse and recycling collections will be managed from
the site (including vehicles, servicing and deliveries). Thereafter refuse collection,
servicing and deliveries will be carried out fully in accordance with the approved details.
REASON: In the interests of general amenity, to ensure convenience of arrangements for
refuse and recycling storage and collection and to ensure that no obstruction is caused on
the adjoining highway, in the interest of highway safety and in accordance with Policy CC7
of the Reading Local Plan 2019

Within 6 months of first occupation/use of the school hereby permitted approved, a Travel
Plan shall be submitted to and approved in writing by the Local Planning Authority. The
plan shall include a full analysis of the existing modal split for the school, reasons for the
modal choice, and detailed proposals for future transport provision with the aim of securing
reduction in car trips generated to and from the development hereby approved.
REASON: In order to minimise danger, obstruction and inconvenience to users of the
highway in and encourage modal shift in accordance with TR1 of the Reading Local Plan
2019

Within 6 months of first occupation/use of the school hereby permitted approved, a Travel
Plan shall be submitted to and approved in writing by the Local Planning Authority. The
plan shall include a full analysis of the existing modal split for the school, reasons for the
modal choice, and detailed proposals for future transport provision with the aim of securing
reduction in car trips generated to and from the development hereby approved.
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REASON: In order to minimise danger, obstruction and inconvenience to users of the
highway in and encourage modal shift in accordance with TR1 of the Reading Local Plan
2019.

The number of pupils attending the school hereby permitted shall not at any one time
exceed 40 (forty) children.

REASON: In the interests of managing the noise impacts on surrounding residential
properties and the impact of pick up and drop offs on the surrounding highway network, in
accordance with Policies CC8 and TR3 of the Reading Borough Local Plan 2019.

The playground area for the school hereby permitted, as shown on plan ref. MA211-002
— Location Plan Existing and Proposed Site Plans received by the Local Planning Authority
on 2nd May 2024, shall not be used other than between the hours of 0900 and 1500 on
Monday to Fridays and not at all on Saturdays, Sundays and Bank Holidays.

REASON: In the interests of managing the noise impacts on surrounding residential
properties in accordance with Policies CC8 and EN16 of the Reading Borough Local Plan
20109.

Within 6 months of first occupation/use of the school hereby permitted a copy of a Final
BREEAM Certificate in accordance with the BREEAM Sustainability Standard following a
post-construction stage review carried out by a licensed assessor has been submitted to
and approved in writing by the Local Planning Authority, demonstrating that the
development has attained as a minimum a BREEAM Very Good Standard.

REASON: To ensure that the development is carried out in accordance with sustainable
building standards in accordance with Policy CC2 of the Reading Borough Local Plan
2019.

Within 3 months of first occupation/use of the school hereby permitted a scheme of hard
and soft landscaping shall have been submitted to and approved in writing by the Local
Planning Authority. This scheme shall specify means of treatment for hard surfaced areas,
means of enclosure including mammal gaps where appropriate, specify species, planting
sizes, spacing and numbers of trees/shrubs to be planted (including replacement trees
and tree pit specifications where appropriate, and must include a maintenance programme
detailing all operations to be carried out in order to allow successful establishment of
planting. Planting shall be carried out in accordance with the approved details in the first
planting and seeding seasons following the occupation of the building(s) or in accordance
with a timetable agreed in writing with the Local Planning Authority. Any trees or plants
which, within a period of 5 years from the date of planting, die, are removed or become
seriously damaged or diseased shall be replaced in the next planting season with others
of similar size and species, to be agreed in writing by the Local Planning Authority.
REASON: In the interest of ensuring that the landscaping of the development enhances
the visual local environment and in accordance with Policy CC7 of the Reading Borough
Local Plan 2019.
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Prior to first occupation/use of the school hereby permitted an assessment of the nature
and extent of contamination shall have been submitted to and been approved in writing
by the Local Planning Authority. This assessment must be undertaken by a competent
person, and shall assess any contamination on the site, whether or not it originates on the
site. Moreover, it must include:
(1) a survey of the extent, scale and nature of contamination;
(i) an assessment of the potential risks to:
* human health,
* property (existing or proposed) including buildings, crops, livestock, pets,
woodland and service lines and pipes,
+ adjoining land,
 groundwaters and surface waters,
* ecological systems,
« archaeological sites and ancient monuments;
REASON: These details are required due to insufficient information being contained within
this submission and to ensure the development is suitable for its end use and the wider
environment and does not create undue risks to occupiers of the site or surrounding areas
in accordance with Policy EN16 of the Reading local Plan 2019.

Prior to first occupation/use of the school hereby permitted a detailed remediation scheme
to bring the site to a condition suitable for the intended use by removing unacceptable
risks to human health, buildings and other property and the natural and historical
environment shall have been submitted to and approved in writing by the Local Planning
Authority. The scheme must include all works to be undertaken, proposed remediation
objectives and remediation criteria, an appraisal of remedial options, and proposal of the
preferred option(s), and a timetable of works and site management procedures. The
scheme must ensure that the site will not qualify as contaminated land under Part 2A of
the Environmental Protection Act 1990 in relation to the intended use of the land after
remediation.

REASON: These details are required due to insufficient information being contained within
this submission and to ensure the development is suitable for its end use and the wider
environment and does not create undue risks to occupiers of the site or surrounding areas
in accordance with Policy EN16 of the Reading local Plan 2019.

The approved remediation scheme under Condition 14 shall be implemented in
accordance with the approved timetable of works. A validation report (that demonstrates
the effectiveness of the remediation carried out) shall be submitted to and approved by
the Local Planning Authority before construction above foundation level.

REASON: To ensure the development is suitable for its end use and the wider
environment and does not create undue risks to occupiers of the site or surrounding areas
in accordance with Policy EN16 of the Reading local Plan 2019.
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In the event that contamination is found at any time when carrying out the approved
development not previously identified, development shall be halted on that part of the site
the contamination reported in writing to the Local Planning Authority.

An assessment of the nature and extent of contamination shall be undertaken and where
remediation is necessary a remediation scheme, together with a timetable for its
implementation, shall be submitted in writing to the Local Planning Authority for its written
approval.

The measures in the approved remediation scheme shall be implemented in accordance
with the approved timetable. Halted works shall not be re-commenced until the measures
identified in the approved remediation scheme have been completed and a validation
report has been submitted to and been approved in writing by the Local Planning
Authority.

REASON: To ensure the development is suitable for its end use and the wider
environment and does not create undue risks to occupiers of the site or surrounding areas
in accordance with Policy EN16 of the Reading local Plan 2019.

Within 3 months of first occupation/use of the school hereby permitted details of
biodiversity enhancements, to include bird and bat boxes, tiles or bricks on and around
the site and buildings and native and wildlife friendly landscaping, shall have been
submitted to and approved in writing by the Local Planning Authority. Thereafter the
biodiversity enhancement shall be provided in full and retained as installed thereafter.
REASON: To incorporate biodiversity in and around developments in accordance with
Policy EN12 of the Reading Borough local Plan 2019.

INFORMATIVES

The Local Planning Authority has worked positively and proactively with the applicant to
resolve relevant matters to allow permission to be granted within the prescribed target
or agreed extended timescale for the decision to be issued.

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

Your attention is drawn to the terms and conditions of this permission. Any development
which is carried out but which differs materially from the approved plans and details, or
does not comply with any condition(s) or planning obligation(s) attached to the
permission may result in the Council taking action to remedy the breach of planning
control. If you are in any doubt please contact the Council.
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Your attention is drawn to the requirement for submission of a Building Regulations
application for the proposed development. Please contact RBC Building Control on
Building.control@reading.gov.uk OR telephone 0118 9372449 9.00am to 1.00pm
Monday to Friday

There is partially occupied residential accommodation to the upper floors of the building.
This residential accommodation does not appear to have a lawful C3 planning use having
been ancillary residential accommodation associated with the former veterinary surgery
use of the site. The relationship of the school with this residential accommodation is not
complimentary. The school occupies the premises at its own risk and should be satisfied
that it can operate in accordance with any relevant legislative safeguarding requirements
or similar guidance for schools
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NOTES
APPEALS TO THE SECRETARY OF STATE

If you are aggrieved by the decision of the Council to refuse permission for the proposed development or to grant it
subject to conditions, then you can appeal to the Secretary of State under section 78 of the Town and Country Planning
Act 1990.

If this is a decision on a planning application relating to the same or substantially the same land and development as is
already the subject of an enforcement notice, if you want to appeal against the Council's decision on the application you
must do so within 28 days of the date of this notice.

If an enforcement notice is served relating to the same or substantially the same land and development as in your
application and you want to appeal against the Council's decision on your application, you must do so within 28 days of
the date of service of the enforcement notice, or within 6 months (or 12 weeks in the case of a householder appeal) of
the date of this notice, whichever period expires earlier.

If the above circumstances do not apply, any appeal must be made within the following time limits.

If this is a householder application and you want to appeal against the Council's decision then you must do so within 12
weeks of the date of this notice. If this is an advertisement application and you want to appeal against your local planning
authority’s decision then you must do so within 8 weeks of the date of this notice. If you want to appeal against your
local planning authority’s decision for any other type of application (which is not a householder or advertisement
application, or an application for a Certificate of Lawfulness) then you must do so within 6 months of the date of this
notice.

The Secretary of State can allow a longer period for giving notice of an appeal, but he will not normally be prepared to
use this power unless there are special circumstances which excuse the delay in giving notice of appeal. The Secretary
of State need not consider an appeal if it seems to him that the Local Planning Authority could not have granted planning
permission for the proposed development or could not have granted it without the conditions they imposed, having
regard to the statutory requirements, to the provisions of any development order and to any directions given under a
development order. In practice, the Secretary of State does not refuse to consider appeals solely because the Local
Planning Authority based their decision on a direction given by him.

Appeals must be made via the Planning Inspectorate at Temple Quay House, 2 The Square, Temple Quay, Bristol BS1
6PN, tel. 0303 444 5000, or online at https://acp.planninginspectorate.gov.uk/

Purchase Notices

If either the Local Planning Authority or the Secretary of State refuses permission to develop land or grants it subject to
conditions, the owner may claim that he can neither put the land to a reasonably beneficial use in its existing state nor
render the land capable of a reasonably beneficial use by the carrying out of any development which has been or would
be permitted. In these circumstances, the owner may serve a purchase notice on the Council in whose area the land is
situated. This notice will require the Council to purchase his interest in the land in accordance with the provisions of Part
VI of the Town and Country Planning Act 1990.

Street Naming & Numbering
You must contact Reading Borough Council to:

. Name or number a new development
. Name a new street

. Get addresses for flat conversions

. Name or rename an existing building

More information can be found online: https://www.reading.gov.uk/planning-and-building-control/street-naming-
numbering/
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