
DELEGATED APPLICATION REPORT 

 

SITE ADDRESS: Eaton Court, 104-114 Oxford Road, Reading 

APPLICATION NUMBER: PL/25/0769 

PROPOSAL: Application for prior approval for a proposed: 20 New dwellinghouses 

on detached buildings in commercial or mixed use - Town and Country Planning 

(General Permitted Development) (England) Order 2015 (as amended) - Schedule 2, 

Part 20, Class AA. 

CASE OFFICER: Matthew Harding 

 

TARGET DATE: 18 July 2025 

 

Introduction 

Eaton Court comprises a part two, part three storey L-shaped commercial building 

(Class E – office (a)), on the corner of Oxford Road and Easton Place but excluding 

the neighbouring Grade II Listed Building (104 Oxford Road – Royal Metrological 

Society), with an area of hardstanding to the rear used as a carpark.  

 

This section of Oxford Road is characterised largely by terraced buildings on either 

side, extending over 2 and 4 storeys. The surrounding area comprises a range of uses, 

it is predominantly residential and commercial in character. Directly north of the site 

comprises a small commercial property and a new residential development which is 

currently in construction. To the east of the site lies a row of 3 storey terraced 

properties and residential accommodation blocks which are between 7 and 19 storeys 

in height. Adjacent to the site to the south lies The Royal Meteorological Society, a 

grade II listed building, beyond this is Oxford Road which borders the site to the south. 

To the west of the site is a modern 4 storey residential block completed in 2022. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1 – Site Location Plan 

Listed Building – 104 

Oxford Road – Royal 

Metrological Society 



Lastly, the application site does not fall within a Conservation Area or Article 4 

Direction by the site is immediately adjacent to the Castle Hill/Rusell Square/Oxford 

Road Conservation Area. The site and proximity to the Conservation Area boundary 

are shown in figure 2 below.  

   

 
Figure 2: Castle Hill/Russell Square/Oxford Road Conservation Area 

 

 
Figure 3: Application building and neighbouring properties – street scene view 

(Oxford Road)  
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Figure 4: Application building and neighbouring properties – street scene view 

(Eaton Place towards Oxford Road) 

 

Proposal 

This prior application comprises the construction of a two-storey roof addition to the 

existing ‘L’ shaped building, which presently extends to two storeys on the Oxford 

Road frontage and three storeys of the Eaton Place frontage. The proposal would 

include no changes to the part of the building fronting Oxford Road, but a two-storey 

addition to the Eaton Place building frontage, extending this from three to five storeys. 

The development would provide a total of 20 residential dwellings and 1,320 square 

metres of residential floor space.  

 

The accommodation schedule is set out in the tables below.  

 

Unit No.  Type 

(Bedrooms / 

persons) 

Gross Internal Area 

(GIA) Square metres 

3.01 1b 1p 42 

3.02 1b 1p 40.9 

3.03 1b 1p 43.6 

3.04 1b 1p 40 

3.05 2b 4p 70 

3.06 2b 3p 62.1 

3.07 1b 1p 43.6 

3.08 1b 2p 43.6 



3.09 1b 2p 50.1 

3.10 1b 2p 50 

4.01 1b 1p 42 

4.02 1b 1p 40.9 

4.03 1b 1p 43.6 

4.04 1b 1p 40 

4.05 2b 4p 70 

4.06 2b 3p 62.1 

4.07 1b 1p 43.6 

4.08 1b 2p 43.6 

4.09 1b 2p 50.1 

4.10 1b 2p 50 

 

Table 1: Accommodation schedule. 

 

The proposed dwellings will have 10 allocated car parking spaces, by way of the 

existing rear carpark to the rear of the building accessed from Eaton Place, which 

equates to 0.5 car parking spaces per unit. Also, 10 cycle spaces are proposed on the 

ground floor of the site within a Cycle Storage unit, which equates to 0.5 spaces per 

dwelling.  

 

A separate refuse storage facility is detailed on the ground floor of the site.  

 

Figure 5: Existing and Proposed Elevations 

 



 

Figure 6: Proposed Third Floor Plan 



Figure 7: Proposed Fourth Floor Plan 



 
Figure 7: (Google Earth) View of site and surrounding development looking north 

 

 
Figure 8: (Google Earth) View of site and surrounding development looking east 

 



 
Figure 9: (Google Earth) View of site and surrounding development looking south 

 

 
Figure 10: (Google Earth) View of site and surrounding development looking west 

 

 



Information Submitted 

The completed application form, including a written summary of the proposed 

development and the developer’s contact details. 

 

Drawings and Documents ref.  

• Covering Letter 

• Application Form 

• Community Infrastructure Levy Form 

• Noise Impact Assessment, prepared by MZ Acoustics  

• Internal Daylight and Sunlight Assessment, prepared by T16 Design  

• Transport Statement, prepared by RGP  

• Site Location Plan (drawing reference: 103-225_(SK)200) 

• Sketch Section (drawing reference: 103-225_(SK)013 

• Existing Elevations (drawing reference: 103-225_(SK)009B)  

• Existing Ground Floor Plan (drawing reference: 103-225_(SK)001B)  

• Existing First Floor Plan (drawing reference: 103-225_(SK)002B)  

• Existing Second Floor Plan (drawing reference: 103-225_(SK)003B) 

• Proposed Elevations (drawing reference: 103-225_(SK)0010D)  

• Proposed Ground Floor Plan (drawing reference 103-225_(SK)101B) 

• Proposed Third Floor Plan (drawing reference: 103-225_(SK)007D)  

• Proposed Fourth Floor Plan (drawing reference: 103-225_(SK)008A)  

• Proposed Elevations (drawing reference: 103-225_(SK)0010D) 

 

Received by the Local Planning Authority on 23 May 2025. 

 

Legal Context 

The application has been submitted to determine whether prior approval is required 
in accordance with Schedule 2, Part 20, Class AA of the Town and Country Planning 
(General Permitted Development) (England) Order 2015 (as amended).  
 
Class AA - new dwellinghouses on detached buildings in commercial or mixed use 
 
Permitted development  
 
AA.—(1) Development consisting of works for the construction of up to two 
additional storeys of new dwellinghouses immediately above the topmost storey on a 
detached building to which sub-paragraph (2) applies, together with any or all— 
 

a) engineering operations reasonably necessary to construct the additional 
storeys and new dwellinghouses; 

b) works for the replacement of existing plant or installation of additional plant on 
the roof of the extended building reasonably necessary to service the new 
dwellinghouses; 

c) works for the construction of appropriate and safe access to and egress from 
the new dwellinghouses and existing premises in the building, including 



means of escape from fire, via additional external doors or external 
staircases; 

d) works for the construction of storage, waste or other ancillary facilities 
reasonably necessary to support the new dwellinghouses. 

 
(2) This sub-paragraph applies to a building which is—  
 

a) used for any purpose within Class A1 (shops), Class A2 (financial and 
professional services), Class A3 (restaurants and cafes) or Class B1(a) 
(offices) of the Schedule to the 1987 Order, or as a betting office, pay day 
loan shop or launderette;  

b) in a mixed use combining—  
c) two or more uses within paragraph (a); or  
d) a use falling within Class C3 (dwellinghouses) of the Schedule to the 1987 

Order, together with one or more uses within paragraph (a).  
 
(3) In relation to Class AA, “the 1987 Order” means the Use Classes Order as in 
force on 5th March 2018.  
 
Before development can be carried out under Class AA, the developer must submit a 
Prior Notification to determine if 'Prior Approval' of the Local Planning Authority is 
required in respect of the following matters:  
 
(a) transport and highways impacts of the development;  
 
(b) air traffic and defence asset impacts of the development;  
 
(c) contamination risks in relation to the building;  
 
(d) flooding risks in relation to the building;  
 
(e) the external appearance of the building, including—  

(i) the design and architectural features of—  
(aa) the principal elevation; and  
(bb) any side elevation that fronts a highway; and  

(ii) the impact of any works under sub-paragraph (1)(c) or (d) of Class AA;  
 
(f) the provision of adequate natural light in all habitable rooms of the new 
dwellinghouses;  
 
(g) impact on the amenity of the existing building and neighbouring premises 
including overlooking, privacy and the loss of light;  
 
(h) impacts of noise from any commercial premises on the intended occupiers of the 
new dwellinghouses;  
 
(i) impacts of the introduction of, or an increase in, a residential use of premises in 
the area on the carrying on of any trade, business or other use of land in the area;  
 



(j) whether, because of the siting of the building, the development will impact on a 
protected view identified in the Directions Relating to Protected Vistas dated 15th 
March 2012(a) issued by the Secretary of State, and the provisions of paragraph B 
(prior approval) of this Part apply in relation to that application.  
 
(k) where the existing building is 18 metres or more in height, the fire safety of the 
external wall construction of the existing building, and  
 
(l) where the development meets the fire risk condition (see paragraph C(3) of this 
Part), the fire safety impacts on the intended occupants of the building Class AA 
requires development to be completed within a period of 3 years starting with the 
prior approval date.  
 
Any development under Class AA is permitted subject to the condition that before 
beginning the development, the developer must provide the local planning authority 
with a report for the management of the construction of the development, which sets 
out the proposed development hours of operation and how any adverse impact of 
noise, dust, vibration and traffic on occupiers of the building and adjoining owners or 
occupiers will be mitigated.  
 
In assessing these issues, officers must have regard to the NPPF as if the application 
were a planning application, and also have regard to the Local Development 
Framework (the NPPF states that due weight should be given to the adopted policies 
of the Local Development Framework according to their degree of consistency with 
the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater 
the weight that may be given).  
 
It is pertinent to note that new legislation was introduced from 1st August 2020 in 
relation to prior approval also being required in relation to natural light considerations.  
 
Similarly, on 30th September 2020 the Housing Secretary announced that homes 
delivered through permitted development rights will have to meet with the nationally 
prescribed space standards at a minimum.  
 
Reading Borough Local Plan 2019  
EN1 – Protection and Enhancement of the Historic Environment 
EN3 – Enhancement of Conservation Areas 
EN6 – New Development in a Historic Context 
EN16 - Pollution and Water Resources  
EN18 - Flooding  
EM3 - Loss of Employment Land  
TR3 - Traffic Access and Highways Related Matters  
CC8 - Safeguarding Amenity  
CC7 - Design and the Public realm  
 
The developer must notify the local planning authority of the completion of the 
development as soon as reasonably practicable after completion. The notification 
must be in writing and must include—  
(a) the name of the developer;  
(b) the address or location of the development; and  



(c) the date of completion.  
 
Following the development, every dwellinghouse in the building must remain in use 
as a dwellinghouse within the meaning of Class C3 of the Schedule to the Use 
Classes Order and for no other purpose, except to the extent that the other purpose 
is ancillary to the primary use as a dwellinghouse.  
 

National Policy National Planning Policy Framework (NPPF) 

Chapter 5: Delivering a sufficient supply of homes 

Chapter 7: Ensuring the vitality of the town centre 

Chapter 9: Promoting sustainable transport 

Chapter 11: Making effective use of land 

Chapter 12: Achieving well designed places 

Chapter 16: Conserving and enhancing the historic environment 

 

National Planning Practice Guidance (PPG) 

 

Local Plan Update  

The current version of the Local Plan (adopted in November 2019) turned five years 

old on Tuesday 5th November 2024. The Local Plan was reviewed in March 2023 and 

around half of the policies in the plan are considered still up to date. However, the rest 

need to be considered for updating to reflect changing circumstances and national 

policy. The current adopted plan policies, relevant to this proposal as identified above, 

remain up to date and have full weight in the determination of this application.  

 

Planning History 

PL/18/2098 - Change of use of office building from Class B1(a) (offices) to C3 

(dwelling houses) to comprise 59 dwelling units. Prior Notification 

under Class O, Part 3 of Schedule 2 of the Town and Country Planning 

(General Permitted Development) Order 2015. Withdrawn, January 2019.  

 

PL/19/0291 - Certificate of Lawfulness for Continuous Use of the Site as B1(a) Office 

Accommodation for 10 Years or More. Certificate granted, 16 April 2019 

 

PL/19/0419 - Change of use from Class B1(a) (offices) to C3 (dwelling houses) to 

comprise 58 Units. Prior Notification under Class O, Part 3 of Schedule 2 of the Town 

and Country Planning (General Permitted Development) Order 2015. No objection, 

prior approval not required, 14 May 2019.  

 

PL/21/0639 - Demolition and residential redevelopment to provide three buildings 

comprising 120 residential units (Use Class C3), along with car parking, cycle parking, 

servicing bay and associated landscaping, amenity space, plant and refuse areas, and 

access arrangements. Refused, 26 June 2024.  

 



PL/25/0770 - Change of use of building from Class E (offices) to C3 (dwelling houses) 

to comprise 52 dwelling units. Prior Notification under Class MA, Part 3 of Schedule 2 

of the Town and Country Planning (General Permitted Development) Order 2015. 

Under consideration, July 2025. 

 

Relevant Planning History surrounding site 

 

10 Eaton Place  

 

PL/20/01104 - The development proposed is demolition of the existing building and 

redevelopment of the site to provide a residential building of 5-storeys (Use Class C3) 

and associated public realm improvements. Refused and dismissed upon appeal, 11 

October 2024 (Appeal reference: APP/E0345/W/24/3343524) 

 

Consultations 

 

Conservation Officer: Objection, with the following comments: 

 

“This application seeks permission for an additional two-storey extension to the 

existing eastern block building of Eaton Court. Adjacent to the listed building, the 

proposed massing would have a direct impact on the setting of the listed building. 

Due to the very small gap between the two buildings, the proposed building, when 

perceived from the Oxford Road, would be an imposing element over the listed 

building.  

It should be set back, designed to be sympathetic to the form, scale and height of the 

listed Royal Meteorological Society. Proposals for the application site should reflect 

that they respect the heritage assets in the immediate surrounding area / on the 

borders of the site.  This proposal would result in unacceptable heritage impacts. 

In addition, among the submitted documents, the proposed south elevation does not 

show the elevation behind the listed building, which would create dominance over 

this heritage asset.” 

Environmental Protection: Concerns, in the following areas: 

 

• Noise impact on development 

• Noise arising from development  

• Contaminated Land  

 

These matters are discussed in more detail in the relevant sections below.  

 

Transport: No objection, subject to condition.  

 

Waste: No comments received.  

 

 



Publicity 

A site notice was displayed at the application site on 04 June 2024. No comments 

were received. 

 

Appraisal 

The proposal must comply with all requirements of a Class AA development.  
 
Development not permitted 
AA.1.  Development is not permitted by Class AA if— 
 
the permission to use the building as a dwellinghouse has been granted only 
by virtue of Class MA of Part 3 of this Schedule; 
 
Complies. No permission has been granted to use the building as a dwellinghouse 
by virtue of Class MA of Part 3 of the GPDO.  
 
(a) above ground level, the building is less than three storeys in height; 
 

Complies. The building, to which the extension is sought, is presently three 
storeys in height above ground level.  

 
(b) the building was constructed before 1st July 1948 or after 5th March 

2018; 
  
 Complies. The building was constructed in the 1980s. 
 
(c) on 5th March 2018 the building was in a use other than— 

(i) a use or mixed use within paragraph AA(2)(a) or (b); or 
(ii) a use falling within Class C3 of the Schedule to the Use Classes 
Order; 

 
 Complies. On 5th March 2018, the building was in commercial use (Office) 

(Class E). 
 
(d) the additional storeys are constructed other than on the principal part of 

the building; 
 

Complies. The additional storeys exactly follow the footprint of the principal 
part of the building and do not extend beyond it.  

 
(e) the floor to ceiling height of any additional storey, measured internally, 

would exceed the lower of— 
(i) 3 metres; or 
(ii) the floor to ceiling height, measured internally, of any storey of 

the principal part of the existing building; 
 

Complies. The floor to ceiling heights for the proposed additional storeys are 
as following:  
 



Third Floor: 2.4m  
Fourth Floor: 2.4m  
 
As a result, the floor to ceiling height proposes does not exceed 3m or the 
floor to ceiling height of the principal part of the existing building (3.05m) 

 
(f) the new dwellinghouses are not flats; 
 
 Complies. The proposed dwellings are flats (20 in total). 
 
(g) the height of the highest part of the roof of the extended building would 

exceed the height of the highest part of the roof of the existing building 
by more than 7 metres (not including plant, in each case); 

 
Complies. The height of the existing roof where the extension is proposed, 
extends to a height of 12.6 metres above ground level. The proposed 
extension (two additional storeys) would extend the height of the existing 
building to an overall height of 17.6m. This is an increase of 5m in total, which 
is no more than the 7 metre allowance.   

 
(h) the height of the highest part of the roof of the extended building (not 

including plant) would be greater than 30 metres; 
 

Complies. The highest part of the roof would be well below a height of 30m 
(17.623m) 

 
(i) development under Class AA(1)(a) would include the provision of visible 

support structures on or attached to the exterior of the building upon 
completion of the development; 

 
Complies. The development does not include the provision of any visible 
support structures on or attached to the exterior of the building.  

 
(j) development under Class AA(1)(a) would consist of engineering 

operations other than works within the existing curtilage of the building 
to— 
(i) strengthen existing walls; 
(ii) strengthen existing foundations; or 
(iii) install or replace water, drainage, electricity, gas or other 

services; 
 

Complies. No additional engineering operations are proposed other than 
those set out under parts j) (i)-(iii) above.  

 
(k) in the case of Class AA(1)(b) development there is no existing plant on 

the building; 
 

Complies. The proposal does not include any replacement plant on the 
building.  

 



(l) in the case of Class AA(1)(b) development the height of any replaced or 
additional plant as measured from the lowest surface of the new roof on 
the principal part of the extended building would exceed the height of 
any existing plant as measured from the lowest surface of the existing 
roof on the principal part of the existing building; 

 
Complies. The proposal does not include any replacement plant on the 
building. 

 
(m) development under Class AA(1)(c) would extend beyond the curtilage of 

the existing building; 
 

Complies. The development falls within the curtilage of the existing building. 
 
(n) development under Class AA(1)(d) would— 

(i) extend beyond the curtilage of the existing building; 
(ii) be situated on land forward of a wall forming the principal 

elevation of the existing building; or 
(iii) be situated on land forward of a wall fronting a highway and 

forming a side elevation of the existing building;  
 
Complies. The development falls within the curtilage of the existing building,  
would not be situated on land forward of a wall forming the principal elevation  
of the existing building nor situated on land forward of a wall fronting a  
highway and forming a side elevation of the existing building. The proposed  
extension follows the footprint of the existing building.  
 

(o) the land or site on which the building is located, is or forms part of— 
(i) article 2(3) land; 
(ii) a site of special scientific interest; 
(iii) a listed building or land within its curtilage; 
(iv) a scheduled monument or land within its curtilage; 
(v) a safety hazard area; 
(vi) a military explosives storage area; or 
(vii) land within 3 kilometres of the perimeter of an aerodrome. 

 
Complies. The land and site on which the building is located does not 
comprise article 2(3) land, a SSSI, a listed building or land within its curtilage, 
a scheduled ancient monument or land within its curtilage, a safety hazard 
area, a military explosives storage area, or land within 3km of the perimeter of 
an aerodrome.  

 
Although the site to which the building is located does not form part of a listed 
building or land within its curtilage, it is located immediately adjacent to a 
Grade II Listed Building (104 Oxford Road – Royal Meteorological Society).  

 
 
 
 
 



Conditions 
 
Paragraph AA.2 states that development under Class AA is permitted subject to the 
condition that before beginning the development, the developer must apply to the 
local planning authority for a determination as to whether the prior approval of the 
authority will be required as to:  
 
a) “transport and highways impacts of the development;  
b) air traffic and defence asset impacts of the development;  
c) contamination risks in relation to the building;  
d) flooding risks in relation to the building;  
e) the external appearance of the building;  
f) the provision of adequate natural light in all habitable rooms of the new 
dwellinghouses;  
g) impact on the amenity of the existing building and neighbouring premises 
including overlooking, privacy and the loss of light;  
h) impacts of noise from any commercial premises on the intended occupiers of the 
dwellinghouses;  
i) impacts of the introduction of, or an increase in, a residential use of the premises in 
the area on the carrying on of any trade, business or other use of land in the area;  
j) whether, because of the siting of the building, the development will impact on a 
protected view identified in the Directions Relating to Protected Vistas dated 15th 
March 2012 issued by the Secretary of State” Development under Class AA is 
permitted subject to the condition that it must be completed within a period of 3 years 
starting with the prior approval date and prior to the beginning of the development a 
Construction Management Plan must be provided to the Council. Following the 
development, every dwellinghouse in the building must remain in use as a 
dwellinghouse. 
 
Appraisal  
 
Transport and Highways Impacts 
The application site lies just outside Reading’s central core area, a short distance from 
the town centre and approximately a 14-minute walk to both Reading Train Station 
and Reading West Train Station, providing onward travel to the UK rail network. Also, 
the site benefits from a number of bus stops with Waylen Street bus stop located 
directly outside the site.  
 
The application site, according to the Council’s adopted parking standards SPD, lies 
within Zone 2: Primary Core Area, though it is noted that the site is very close to Zone 
1: Core Central Area and details provision for 10 car parking and 10 secure covered 
cycle spaces within the existing on-site car park.  
 
The Council’s adopted parking standards within Zone 2 are for one parking space for 
a one/two-bedroom flat, and 1.5 spaces for a three or more-bedroom flat, with a visitor 
space per every 10 flats. In addition, the requirements for cycle parking are 0.5 spaces 
per one/two-bedroom flat and one cycle space for a three plus bedroom flat. This 
would mean a total required on-site parking requirement of:  
 
 



Car Parking 
One/Two Bedroom Flats = 20 
Three+ Bedroom = 0 
Visitor Parking = 2 
Total required car parking spaces = 22 
 
Cycle parking 
One/Two Bedroom Flats = 20 
Three+ Bedroom = 0 
Total required cycle parking spaces = 10 
 
The proposal provides an on-site secure and covered cycle parking facility with 10 
spaces, which accords with the SPD. However, whilst some on-site parking is provided 
(10 car parking spaces), this is a shortfall on 12 spaces on the requirement in-line with 
the SPD. In these circumstances the SPD advises that should a developer require 
fewer spaces there would need to be demonstration, to the Highway Authority’s 
satisfaction, that there would be no detriment to highway safety as a result.  
 
The Council’s Transport Strategy Team have reviewed the proposal and raised no 
objection, subject to construction method statement condition and informatives 
relating to damage to the public highway and parking permits.  
 
It has been concluded that the proposal would not result in a material impact on the 
character of the traffic in the vicinity of the site given the extensive existing parking 
restrictions in the area.  As such, the development is considered acceptable in respect 
of transport and highway matters, in-line with Policies TR1 and TR3 of the Reading 
Local Plan 2019, the Council’s adopted SPD: Revised Parking Standards and Design 
and the advice contained within the NPPF.  
 
Air Traffic Defence Asset Impacts  
The application site is located within a high-density urban environment within Reading. 
The site is not close to aeronautical assets and although the roof extension would 
result in the height of the property being two storeys higher than the existing, this 
increased height is not so significant that it would conflict with air traffic and defence 
assets.  
 
The site is over 14.5 kilometres from the nearest aerodrome, which is the White 
Waltham Airfield. Therefore, the proposed development will not have an impact on Air 
Traffic Defence Asset Impacts as required under Paragraph AA.2(1)(b) of Class AA. 
 
Contamination Risks  
The application site is recorded within the Council’s records as being a contaminated 
site, having historically been used for warehousing with the potential to have caused 
land contamination.  
 
The Council’s Principal Environmental Health Officer has reviewed the proposal and 
advised that the proposal may introduce new pollutant linkages between contaminated 
land and sensitive receptors at the site, whereby it is the developer’s responsibility to 
ensure the development is safe and suitable for use for the intended purpose.  
 



A contamination assessment has not been submitted as part of this application. 
However, given the nature of the proposal largely building upwards from the footprint 
of the existing building with limited ground disturbance the contamination risk is not 
considered to be significant. As such, a condition requiring the submission of a 
contamination land assessment and any remediation that may be required, as 
recommended by the Council’s Principal Environmental Health Officer, is considered 
sufficient to ensure the proposal does not present a contamination risk. 
 
On this basis of the condition, the proposed development would not have a 
contamination risk and accords with the requirements under Paragraph AA.2(1)(c) of 
Class AA, Policy EN16 of the Reading Borough Local Plan 2019 and the advice 
contained in the NPPF. 
 
Flood Risk  
The application site lies within Flood Zone 1, representing the lowest risk of flooding 
from external sources. The proposal is to extend upwards with the creation of new 
floors and would not increase the building’s footprint or impermeable surfaces on the 
site. As such, the proposal is not considered to result in any materially greater risk of 
flooding than that of the existing situation. The proposal would not have an adverse 
flooding risk in relation to the building and comply with Paragraph AA.2(1)(d) of Class 
AA of the GPDO, Policy EN18 of the Reading Borough Local Plan 2019 and the advice 
contained within the NPPF. 
 
External Appearance  
Paragraph AA.2(1)(e)(i) and (ii) of the GPDO requires the local planning authority’s 
prior approval and consideration relating to the external appearance of the building, 
which includes the design and architectural features of the principal elevation and any 
side elevation that fronts a highway (i). In addition, part ii of paragraph AA.2(e) requires 
the assessment of the impact of any works that may be sought relating to the 
construction of appropriate and safe access to and egress from the new dwellinghouse 
and existing premises in the building and works for the construction of storage, waste 
or other ancillary facilities reasonably necessary to support the new dwellinghouses.  
 

➢ Impact on designated heritage assets  
 
Under Part 1 Class AA, it is considered appropriate to have regard on the effect of the 
development on the external appearance on both the building extended from and the 
effect on the appearance of neighbouring properties in the locality  
 
Paragraph B of Part 20 of the GPDO sets out the procedure for prior approvals and 
requires the local planning authority to consider any representations made to them as 
a result of consultation, Council’s Conservation Officer in this instance, and to have 
regard to the National Planning Policy Framework (NPPF). Policies in the Reading 
Borough Local Plan 2019 are relevant insofar as they are material to the matters for 
which prior approval is sought.  
 
Policy EN1 of the Reading Local Plan 2019 sets out that historic features, areas of 
historic importance and other elements of historic environment, including their setting 
will be protected and enhanced. This includes listed buildings and conservation areas, 
amongst others. In addition, Policy EN3 requires proposal to make a positive 



contribution to local character and distinctiveness and Policy EN6 outlines how new 
development proposals will make a positive contribution to the historic character, with 
the supporting text of this policy (Paragraph 4.2.23) advising that new development in 
the vicinity of historic assets or at the edges of conservation areas should be 
sympathetic to the heritage assets.  
 
he NPPF (paragraph 210) advises that, in determining applications, local planning 
authorities should take account of: 
 

a) the desirability of sustaining and enhancing the significance of heritage assets 
and putting them to viable uses consistent with their conservation; 

b) the positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality; and 

c) the desirability of new development making a positive contribution to local 
character and distinctiveness. 

 
The NPPF, paragraphs 212 and 213, advises that when considering the impact of a 
proposed development on the significance of a designated heritage asset, great 
weight should be given to the asset’s conservation (and the more important the asset, 
the greater the weight should be) and any harm to, or loss of, the significance of a 
designated heritage asset (from its alteration or destruction, or from development 
within its setting), should require clear and convincing justification, whereby substantial 
harm or loss of a grade II listed building should be exceptional.  
 
Lastly, sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) 
Act 1990 requires the local planning authority to have special regard to the desirability 
of preserving the listed building or its setting, together with preserving or enhancing 
the character or appearance of any given conservation area. This relates to the LPAs 
function in the exercise of planning functions relating to planning applications.   
 
The application site lies outside of a conservation area and the application building is 
not listed, nor does it fall within the curtilage of a listed building. However, the site 
immediately abuts the Castle Hill/Russell Square/Oxford Road Conservation Area and 
shares part of its southern and eastern boundaries with a Grade II Listed Building (104 
Oxford Road – Royal Meteorological Society). This listed building lies immediately 
adjacent to the site, with the rear elevation of this building facing the proposed 
development, no more than 2-3 metres away.  
 
For context, Figure 11 below shows the positioning of the listed building, conservation 
area and building to be enlarged.  
 



 
Figure 11: Heritage assets – proposed development 

 
The Council’s Conservation Officer has reviewed the proposal and has raised an 
objection to the proposed development. The concern relates to the proposed two 
storey addition and resultant built form and massing that would have a direct impact 
on the setting of the listed building (104 Oxford Road) and harm to the setting of the 
adjacent conservation area.  
 
This is compounded by the fact there is a modest separation distance between the 
proposed development and the listed building. The addition would rise above the 
height of the listed building, presently the two buildings are of a comparable scale, and 
would be perceived from Oxford Road resulting in what is considered to be an 
imposing addition that would be harmful to the setting of the listed building and 
adjacent conservation area, by affecting views into and out of the conservation area 
and not being sensitive to the historic site context. 
 
Officers consider the proposed development would harm the setting of the 
neighbouring listed building (104 Oxford Road) and the adjacent Castle Hill/Russell 
Square/Oxford Road Conservation Area, which has significant weight, and no clear 
and convincing justification has been provided to outweigh this identified harm. As 
such, it is concluded the external works and specifically the impacts of the increased 
built form would have an adverse impact on the setting of the neighbouring listed 
building (104 Oxford Road) and adjacent conservation area, contrary to Paragraph 
AA.2(1)(e)(i) of Class AA of the GPDO, Policies EN1 and EN6 of the Reading Borough 
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Local Plan 2019, the advice contained within the NPPF and sections 66 and 72 of the 
Planning (Listed Buildings and Conservation Areas) Act 1990.  
 

➢ Impact on the character of the area / design and appearance of the existing 
building 

 
Aside from the designated heritage assets, Reading Borough Local Plan Policy CC7 
sets out development within Reading must be of a high-quality design that maintains 
and enhances the character of the area in which it is located. Proposals should 
contribute to achieving this through careful consideration of layout, scale, density, 
landscaping, and architectural detailing.  
 
The immediate area surrounding the site and Eaton Court comprises a mix of uses, 
with buildings of varying scales, form and appearance, with a notable redevelopment 
immediately to the east of the site that includes a series of different building blocks of 
varying height, broadly increasing in scale from Oxford Road/Eaton Place north-west 
where there is a residential building extending to a height of 19 storeys. However, the 
buildings along Oxford Road in the immediate area are largely redbrick 2-3 storey 
redbrick terrace buildings and the building immediately opposite the proposed 
enlarged building, on the junction of Eaton Place and Chatham Place (Figure 12 
below) comprises a part four / part seven storey residential building.  
 

 
Figure 12: Eaton Place / Chatham  

 
There is a varied height and form in the area, not just along Eaton Place but also along 
Oxford Road. The two-storey enlargement of the existing three storey building would 
prominently be read against the larger neighbouring residential block, as it is set back 
from Oxford Road. In addition, the proposal would fall within the confines of the existing 
building’s footprint and has an architectural design, character and appearance that is 
consistent with the existing building. Therefore, in terms of the proposed additional two 
storey built form and massing, this is considered to fit into the context and character 
of the immediate area.  



 
However, the design of the proposed addition is considered to be poor addition on a 
building that presently has limited architectural merit. The proposal has in part 
replicated the form of the existing building, but not fully with for example the window 
sizes being scaled back and an alteration in the proposed roof form no longer having 
the crown hipped roof form and a less desirable flat roof. As such, the external 
appearance is considered to be poor and unsympathetic addition to the existing 
building that fails to make a positive and sensitive the historic townscape and be of a 
high design quality that responds positively to local character, context and design and 
appearance of the existing building.  
 
The proposal therefore fails to comply with Local Plan Policies CC7 and EN6 in 
achieving high quality design that maintains and enhances the character and 
appearance of the area, historic environment and Paragraph AA.2(1)(e)(i) of Class AA 
of the GPDO. 
 
Provision of Natural Light  
Policy CC8 of the Reading Borough Local Plan 2019 requires development proposals 
not to cause a detrimental impact on the living conditions of existing residential 
properties or unacceptable living conditions for new residential properties, in terms of 
access to sunlight and daylight. Paragraph AA.2(1)(f) of Class AA requires an 
assessment from the LPA to ensure the development provides adequate natural light 
in all habitable rooms of the new dwellinghouses.  
 
An Internal Daylight Assessment has been submitted to support this proposal. The 
report assesses the internal daylight levels that the new dwellings will receive using 
the Average Daylight Factor standard methodology as prescribed by BRE. Taking into 
account factors including window size, number of windows, room size and layout, 
room surface reflectance, the angle of visible sky reaching the window, provision of 
natural light into the dwellings is assessed.  
 
The Assessment concludes that all of the 20 residential units within the proposals 
surpass the BRE guidance criteria and are provided with adequate natural light. The 
results of the technical analysis have shown that all rooms would receive natural 
daylight levels in line with the illuminance targets.  
 
This demonstrates that there will be acceptable ‘provision of adequate natural light in 
all habitable rooms of the new dwellinghouses’ as required under Paragraph AA.2(1)(f) 
of Class AA of the GPDO and Policy CC8 of the Reading Borough Local Plan 2019.  
 
Amenity  
Criterion (g) is an assessment of the proposal in respect of neighbouring amenity, 
consistent with Policy CC8 of the Reading Borough Local Plan 2019, to ensure any 
amenity impact from the proposed development, in terms of overlooking, privacy and 
loss of light, is not to an unacceptable level.  
 
In this respect, it is noted that there is a significant separation distance of 
approximately 58 metres from the western elevation of the site to the residential 
buildings dwellings west along Oxford Road. To the east of the site the nearest 
residential dwellings are located 12.5 metres away, on the opposite side of Eaton 



Place, whereby a degree of overlooking would result to the occupants of the 
neighbouring residential block. However, a ‘front to front’ separation distance of 12.5m 
in an urban context is not considered to result in unacceptable levels of overlooking 
and loss of privacy.  
 
To the north / north-west of the site there is a new development and public house 
which has a sufficient separation distance of some 35 metres. The south of the Site 
comprises Oxford Road, the southern side of Oxford Road contains residential 
properties on the upper floors which are located 50 metres from the proposal. 
Therefore, given the significant separation distances between the proposed 
development and the nearest residential dwellings there is not considered to be an 
unacceptable overlooking and privacy impacts as a result of the proposal.  
 
Regarding access to sunlight and daylight for the occupants of the surrounding 
buildings, a Daylight and Sunlight Assessment has been provided to support the 
proposals. This assessment uses numerical analyses to determine the effects of the 
proposal at Eaton Court and the levels of change in daylight and sunlight for the 
windows and gardens of the neighbouring properties. The main criteria used in this 
analysis to show compliance are the Vertical Sky Component (VSC) for daylight 
impacts and Annual and Winter Probable Sunlight Hours for sunlight impacts.  
 
The submitted Assessment primarily focuses on the neighbouring residential 
development on the opposite side of Eaton Place (Mayer House), whereby the 
submitted daylight assessment notes this neighbouring scheme has been built with 
windows to habitable rooms near the street (Eaton Place). The assessment, in 
paragraph 7.5, states that the arrangement of the windows facing onto Easton Place 
and towards the application site adversely affects the buildability of the proposal, with 
11 of the 31 windows facing Eaton Place for the neighbouring building pass using the 
standard vertical sky component test meaning the remaining 20 windows fall short of 
the BRE guidance and in some cases by around 15% lower than the standard. The 
lowest recorded value being 64.56%. The Assessment then uses mirrored massing 
approach and re-assess the vertical sky component with all the windows meeting BRE 
guidance.  
 
It is acknowledged that the proposal would result in some reduction of daylight to 
series of habitable windows to the neighbouring building (Mayer House). However, the 
light loss is not considered to be so significant that it would have an unacceptable 
impact on the occupants of Mayer House.  
 
Therefore, it is not considered the proposal would result in any unacceptable adverse 
impact on the occupants of the neighbouring properties in terms of daylight. In terms 
of sunlight, the assessed windows retain 80% of their existing sunlight hours, both 
annually and over the winter months. The neighbouring gardens retain over 80% of 
their existing areas that receive 2 hours or more of sunlight on March 21st. Therefore, 
the proposal would not have an adverse impact on the amenity of the existing building 
and neighbouring premises including overlooking, privacy and the loss of light’. The 
proposal, therefore, is considered to comply with Paragraph AA.2(1)(g) of Class AA of 
the GPDO and Policy CC8 of the Reading Borough Local Plan 2019.  
 
 



Commercial Noise  
Paragraph AA.2(h) of Class AA of the GPDO requires the LPAs assessment relating 
to impacts of noise from any commercial premises on the intended occupants of the 
new dwellinghouse, which follows a similar requirement of Policy CC8 of the Reading 
Borough Local Plan 2019.  
 
For context, the site does lie on the edge of Reading Town Centre and there is a range 
of predominantly residential and commercial uses in the area. From the perspective 
of noise, there are notable existing commercial premises operating in the area that 
could potentially give rise to significant noise levels, this relates to “The Face Bar” off 
Ambrose Place some 50 metres to the north-west of the site, a tyre fitting shop (Tyre 
Fit Pro Reading), immediately to the north of the building, some 25 metres away, and 
a Public House (The Butler), approximately 45m metres to the north of the site on the 
junction with Eaton Place and Chatham Street. The Face Bar is a nightclub / music 
and sports (pool/snooker) venue.  
 
A Noise Impact Assessment has been prepared and submitted in support of this 
application, which concludes the noise from the existing commercial uses in the area 
should not have an adverse impact on the amenity or health of future occupiers of the 
dwellinghouses.  
 
The Council’s Environmental Protection Team have reviewed the proposal and have 
made the following comments:  
 

• Mechanical Ventilation and Heat Recovery (MVHR) is recommended to 
minimise the need for residents to open their windows. Will this have summer 
bypass cooling? It is recommended that an overheating assessment be carried 
out so that suitable measures can be identified to reduce the risk of overheating. 

• The standard proposed for internal noise (low frequency protection) is not as 
stringent as for the new flats proposed to be built on top, whereby the standard 
proposed is NR20 for the existing building and NR15 for the proposed building. 
I assume that this is because it will not be practicable to achieve NR15 for the 
existing building, but can this reasoning be confirmed? 

• A significant scheme for mitigating the external noise from The Face Bar is 
proposed, which is not limited to improving the windows but also the facade. 
This may be acceptable, although is there is a risk that the required measures 
won't be possible/practicable? 

 
Officers have significant concerns at the imposition of a condition requiring a detailed 
assessment of the existing façade and subsequent mitigation scheme. This assumes 
that a subsequent assessment and mitigation scheme would adequately address any 
unacceptable noise and disturbance to the future occupants of the building, which 
fundamentally may not be possible.  
 
Also, concerns are raised with the potential use of any heating and colling systems to 
limit or potentially prevent the opening of windows. Whilst it is likely to be beneficial to 
have these systems maintain a constant comfortable temperature in the 
dwellinghouses, the occupants should have the opportunity to open main windows 
and not be subject to unacceptable noise from commercial premises.  
 



Of note, a recent development proposal (PL/20/1104) for a five-storey residential 
building at 10 Eaton Place was dismissed at appeal (October 2024), with the site 
located to the rear of The Butler Public House and the proposal detailing the use of  
mechanical ventilation with heat recovery systems (MVHR). The location, nature and 
use of MVHR system are all consistent with this proposal. The Planning Inspector 
advising the following: 
 
Future occupants might at times close their windows and switch on the MVHR in 
relation to traffic noise. Live music performances would however typically occur at 
times when nearby roads were less busy. Noise generated by a live music venue and 
that generated by traffic is in any case different in character, and of the two sources, 
only that generated by music could potentially qualify as a statutory nuisance, and be 
subject of local control. Within this context paragraph 193 of the National Planning 
Policy Framework (the Framework) indicates that existing businesses and facilities 
should not have unreasonable restrictions placed on them as a result of development 
permitted after they were established. Music venues are specifically identified.  
 
The appellant’s proposed solution is one provided as an example within the Planning 
Practice Guidance (PPG). Mitigation of this type relies upon the actions and 
cooperation of occupants to be effective, and neither can be secured by condition. The 
PPG further indicates that it can be useful to make future occupants aware in advance. 
The experience of living with and having to react to noise would however come with 
time. The PPG accordingly makes clear that mitigation will help to minimise the risk of 
complaints rather than prevent them. In the current case, even had I accepted that the 
appellant’s solution would work year-round, the risk of complaint would remain 
heightened given the uncomfortably close relationship that would exist between 
bedroom windows and the main performance area at The Butler.  
 
It therefore appears that if the appeal was allowed there is a strong likelihood that 
future occupants would sooner or later complain about noise generated by live music. 
Concerns that restrictions might then be placed on The Butler thus appear well 
founded. Such an outcome would be contrary to that envisaged by paragraph 193 of 
the Framework as set out above.  
 
For the reasons outlined above I conclude that the appellant has failed to demonstrate 
that the development would both provide acceptable living conditions for its future 
occupants in relation to noise and disturbance and be compatible with the existing use 
of the adjacent public house. The development would therefore conflict with Policy 
CR6 of the Reading Borough Local Plan 2019 (the Local Plan) which, in the absence 
of mitigation, seeks to restrict the location of new residential next to existing uses which 
give rise to unacceptable levels of noise and disturbance, and Policy CC8 of the Local 
Plan which seeks to secure acceptable living conditions for new residential properties 
including in relation to noise and disturbance. 
 
Broadly the same conclusions are drawn with this proposal in that the use of the MVHR 
system cannot be relied upon for year-round mitigation without expecting occupants 
will want to open their windows, the proposal would likely increase the risk of 
complainants to those nearby nighttime uses and likely result in unacceptable levels 
of noise and disturbance to the proposed occupants of the building.  
 



Officers are not satisfied on the basis of the information provided that the creation of 
new residential units would not result in significant noise impacts on the intended 
occupiers of the dwellinghouses, contrary to the requirements under Paragraph 
AA.2(h) of Class AA of the GPDO, Policies CC8 and EN16 of the Reading Borough 
Local Plan and the advice contained within the NPPF (paragraph 198). 
 
Impact on Trade and Business  
The site is located within an area which includes a range of land uses, including 
existing residential. The proposal will deliver 20 additional residential units to the area. 
Given that the immediate surrounding area comprises both commercial and 
predominantly residential land uses, it is not considered that an additional 20 dwellings 
would harm trade or business within the locality. In fact, it could be that the provision 
of further residential units in the area would be a benefit to other existing commercial 
premises in the area to utilise existing shops and services.  
 
The enlargement of the existing building and creation of 20 additional dwellinghouses 
(flats) is not considered to have an adverse impact on the carrying out of any trade, 
business or other use of land in the area as required under Paragraph AA.2(i) of Class 
AA of the GPDO.  
 
Impact on Protected Views 
The application site is not located within or close to a ‘protected view’ as identified in 
the Directions Relating to Protected Vistas dated 15 March 2012 issued by the 
Secretary of State. Therefore, the proposal would have no adverse impact on a 
protected view, as identified in the Directions Relating to Protected Vistas dated 15 
March 2012, and accords with the requirements set out under Paragraph AA.2(j) of 
Class AA of the GPDO. 
 
Fire Risk  
The existing building is three storeys above ground. With the additional two storeys, 
the new building will be five storeys above ground, and the height from ground floor 
level to the finished floor level of the top floor will be less than 18 metres (17.623 
metres).  
 
The building is therefore not a high-risk building in terms of fire and a fire strategy is 
not required. The above measures demonstrate that the proposals will result in a safe 
residential environment from a fire safety perspective.  
 
Therefore, this proposal is acceptable regarding ‘the fire safety impacts on the 
intended occupants of the building’ as required under Paragraph AA.2 (1) (i) of the 
GPDO. 
 
Nationally Described Space Standards  
The nationally described space standards require the following minimum 
requirements: 
 



 
 
As shown by the Table above, all proposed units comply or exceed with the minimum 
standards. Therefore, the proposal accords with the provisions of paragraph B (prior 
approval) of this Part apply in relation to the application. 
 
Conclusion 
The proposal comprises the upwards extension of Eaton Court to provide 1320sqm of 
residential floorspace (Class Use C3). The proposal seeks to deliver 20 
dwellinghouses (self-contained flats) across the two-storey extension.  
 
The proposal has been found to accord with the requirements as set out within 
Paragraph AA.1, of Schedule 2, Part 20, Class AA of the Town and Country Planning 
(General Permitted Development) (England) Order 2015 (as amended). 
 
However, the Local Planning Authority is not satisfied that the application proposal has 
demonstrated there are no adverse impacts relating to the scale and massing of the 
development resulting in harm to a designated heritage asset (listed building – 104 
Oxford Road / Castle Hill/Russell Square/Oxford Road Conservation Area) and noise 
and disturbance to the intended future occupants of the development. As such, the 
proposal does not accord with Paragraphs AA.2 (e) and (h) of Schedule 2, Part 20, 
Class AA of the Town and Country Planning (General Permitted Development) 
(England) Order 2015 (as amended).  
 
As required under Paragraph AA.1 and AA.2 of Class AA it has been demonstrated 
that there is no transport, air traffic defence impacts, contamination, flooding, daylight 
access or dwelling size reasons why the development should not proceed. 
 
Recommendation: 

Prior Approval is REQUIRED and refused, for the following reasons: 

1) The proposed development, for reasons of its poor design and lack of  sufficient 

detail would amount to a poor and unsympathetic addition to the existing 

building that fails to make a positive and sensitive the historic townscape, and be of 

a high design quality that responds positively to local character, context and design 

and appearance of the existing building and  would harm the setting of the 

neighbouring Grade II Listed Building (104 Oxford Road – Royal Meteorological 

Society) and the Castle Hill/Russell Square/Oxford Road Conservation Area. 

Therefore, the proposal is contrary to Paragraph AA.2(1)(e)(i) of Class AA of 

the Town and Country Planning (General Permitted Development) (England) 

Order 2015 (as amended), Policies EN1, EN6 and CC7 of the Reading Borough 

Local Plan 2019, the advice contained within the NPPF and sections 66 and 72 

of the Planning (Listed Buildings and Conservation Areas) Act 1990.  

 



2) The Local Planning Authority, on the basis of the information provided, is not 

satisfied the proposed development would not result in significant noise impacts 

on the intended occupiers of the proposed dwellings, contrary to the 

requirements under Paragraph AA.2(h) of Class AA of the Town and Country 

Planning (General Permitted Development) (England) Order 2015 (as 

amended), Policy CC8 and EN16 of the Reading Borough Local Plan and the 

advice contained within the NPPF (paragraph 198).  

 

 


