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TOWN AND COUNTRY PLANNING ACT 1990 
THE TOWN & COUNTRY PLANNING  

(DEVELOPMENT MANAGEMENT PROCEDURE) (ENGLAND) ORDER 2015 
APPLICATION FOR PRIOR APPROVAL 

 
To: Mr Tom Noble 

Savills 
33 Margaret Street 
London 
W1G 0JD 

Application No: PL/25/1214 
Application type: Prior approval Part 20 Class 
AA: New dwellinghouses on Detached 
buildings in commercial or mixed use 
 

 
 
 

 
Application for prior approval of a proposed: 

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 
 
Applicant: Eaton Reading Ltd 
 
READING BOROUGH COUNCIL as Local Planning Authority give notice that the prior approval of 
the Local Planning Authority is GIVEN for the following development in accordance with the plans 
and supporting information submitted in connection with this application. 
 
Proposal: Application for prior approval of 2 storey roof extension to accommodate 15 proposed 
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 
 
At: Eaton Court, 104-112 Oxford Road, Reading, RG1 7FU 
  
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 
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Application At: Eaton Court, 104-112 Oxford Road, Reading, RG1 7FU 
Application No: PL/25/1214      
Application type: Prior approval Schedule 2, Part 20, Class AA: New dwellinghouses on 
Detached buildings in commercial or mixed use 

 
CONDITIONS & REASONS 

 
1.  The development must be completed within a period of 3 years starting with the date 

prior approval is granted. 
  
REASON: In pursuance of Schedule 2, Part 20, Class AA - condition AA.2. (3) of the 
Town and Country Planning (General Permitted Development) Order 2015 (as 
amended). 
 

2.  The development hereby permitted shall ONLY be carried out in accordance with the 
following approved plans: 
 
Drawing No: 103-225_(SK)200 Site Location Plan 
As received by the Local Planning Authority on 28 August 2025 
 
The ‘MZA Acoustics’ Doc Ref: 1701260 – Class AA Noise Impact Assessment, dated 
October 2025 
As received by the Local Planning Authority on 21 October 2025 
 
Drawing No: 103-255_(SK)011E – Sketch Visual 
As received by the Local Planning Authority 20 November 2025 
 
Drawing No: 103-225_(SK)010H Proposed Elevations 
Drawing No: 103-225_(SK)013D Sketch Section - PD Class AA 
Drawing No: 103-225_(SK)017A Proposed Ground Floor Plan 
Drawing No: 103-225_(SK)018 Proposed Roof Plan 
As received by the Local Planning Authority on 5 November 2025 
 
103-225_(SK)007J Proposed Third Floor Plan 
103-225_(SK)008G Proposed Fourth Floor Plan 
As received by the Local Planning Authority on 25 November 2025 
 
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. 
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3.  No development shall commence on site, including any works of demolition, until a site 
specific Construction Method Statement has been submitted to and been approved in 
writing by the Local Planning Authority. The Statement shall provide for: 
a) Space on site where vehicles of site operatives and visitors can be parked with 

details of how site operatives and visitors will be required to make use of the parking 
area provided, including any areas where parking will be restricted (including 
enforcement by the Applicant for unauthorised site operative parking); 

b) Location on site for storage of plant and materials used in constructing the 
development; 

c) The erection and maintenance (including removal of any graffiti or fly posters) of 
security hoarding around the site; 

d) Identification of any footpath closures or road closures needed during construction; 
e) Required wheel washing facilities on site; 
f) A scheme for recycling waste resulting from the construction works. 
g) Measures for controlling the use of site lighting whether required for safe working or 

for security purposes; 
h) Required measures to control the emission of dust, dirt and other airborne pollutants 

during demolition and construction; 
i) Provisions to be made for the control of noise coming from the site during demolition 

and construction; 
j) Full details of pest control measures following any demolition required. Where 

necessary, capping of drains/sewers and baiting arrangements. 
 
The measures within the approved Statement shall be adhered to throughout the 
demolition and construction period unless otherwise agreed in writing by the Local 
Planning Authority. 
 
REASON: These details are required due to insufficient information being contained 
within this submission and in the interests of protecting the amenity of local land uses or 
neighbouring residents, the character of the area and highway safety in accordance with 
Policy CC8 and TR3 of the Reading Borough Local Plan 2019. 
 

4.  No development shall commence on site including demolition and any preparatory works 
until an assessment of the nature and extent of contamination has 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: 
 
(i) a survey of the extent, scale and nature of contamination; 
(ii) an assessment of the potential risks to: 
 
• human health, 
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• 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. 
 

5.  No development shall commence on site including demolition and any preparatory works 
until 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 has been submitted to and been 
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. 
 

6.  The approved remediation scheme under Condition 5 above 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. 
 

7.  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 



 
 

 
 
 

Date: 2 December 2025 

           RJE 

 Acting Assistant Director, Planning, 
Transport & Public Protection 

 

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. 
 

8.  No dwelling hereby permitted shall be first occupied until full details of the proposed 
refuse, recycling, and food waste bin stores (including future provision of glass 
recycling), including details of the external materials, dimensions, access gates, and 
footings/ground surface, 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).  The approved bin storage, including pest and vermin control 
measures, shall be provided in accordance with the approved details prior to first 
occupation of any permitted dwelling and shall not be used for any purpose other than 
bin storage at all times thereafter. 
 
Reason: To ensure that adequate provision is made for the storage and collection of 
refuse in order to protect local residents from unreasonable disturbance arising from the 
use in accordance with Policy CC7 and CC8 of the Reading Borough Local Plan 2019. 
 

9.  No development shall commence beyond foundation level until a schedule of the 
materials to be used in the construction of the external surfaces of the development 
hereby permitted have been submitted to and approved in writing by the Local Planning 
Authority. The development shall be carried out and thereafter maintained in accordance 
with the details approved unless otherwise agreed in writing by the Local Planning 
Authority. 
 
REASON: These details are required due to insufficient information being contained 
within this submission and in the interests of visual amenity and ensuring the new 
development responds positively to the local context and character in accordance with 
Policy CC7 of the Reading Borough Local Plan 2019 
 

10.  All dwellings shall be constructed so as to provide sound attenuation against external 
noise of not less than the internal noise levels contained within the approved ‘noise 
impact assessment’ prepared by MZA Acoustics and dated October 2025 with windows 
shut and other means of ventilation provided. 
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REASON: To secure an acceptable scheme for noise attenuation to protect future 
occupants from unreasonable noise disturbance emanating from outside the building in 
accordance with Policy CC8 and EN16 of the Reading Borough Local Plan 2019. 
 

11.  No mechanical plant shall be installed until a noise assessment of the proposed 
mechanical plant has been submitted and approved by the Local Planning Authority. The 
assessment shall be carried out for in accordance with BS4142:2014+A1:2019 
methodology. The predicted specific sound level (LAeq,TR) (with reference to BS:4142) 
as measured at a point 1 metre external to the nearest noise-sensitive facade shall be at 
least 10dB below the pre-existing background sound level, LA90,T when all 
plant/equipment (or any part of it) is in operation. The predicted rating level, LAr,Tr 
(specific sound level plus any adjustment for the characteristic features of the sound) as 
measured at a point 1 metre external to the nearest noise-sensitive façade (habitable 
window of a dwelling) shall not exceed the pre-existing background sound level, LA90,T 
when all plant/equipment (or any part of it) is in operation. The plant shall thereafter only 
be installed in accordance with the assessment and shall thereafter be maintained so 
that it operates to the same standard.  
 
REASON: To safeguard the amenities of the adjoining premises and the area generally, 
in accordance with Policy CC8 and EN17 of the Reading Borough Local Plan 2019. 
 

12.  No construction, demolition or associated deliveries shall take place outside the hours of 
0800hrs to 1800hrs Mondays to Fridays, and 0800hrs to 1300hrs on Saturdays, and not 
at any time on Sundays and Bank or Statutory Holidays without prior written approval 
from the Local Planning Authority. 
 
REASON: In order to protect occupiers of nearby properties from unreasonable 
disturbance from works connected with implementing this permission in accordance with 
Policy CC8 of the Reading Borough Local Plan 2019. 
 

13.  Prior to the occupation or sale of any dwelling within the development, the developer 
shall provide each future occupier and/or purchaser with a copy of the approved 
Acoustic Assessment for the site, together with a written summary explaining the 
potential impacts of environmental noise on residential amenity and any mitigation 
measures incorporated into the design. Evidence of compliance shall be always retained 
and made available to the LPA for inspection. 
 
REASON: To ensure that future residents are fully informed of the acoustic environment 
and any residual noise impacts, and to ensure live music venues are protected from 
undue complaints as a result of adjoining residential development, in accordance with 
the National Planning Policy Framework (NPPF), the Noise Policy Statement for 
England, and Reading Borough Local Plan 2019 
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14.  No dwelling hereby permitted shall not be occupied until 10 no. vehicle parking spaces 

have been provided in accordance with the plans hereby approved. The 10 no. spaces 
shall be kept available for parking at all times thereafter.  
 
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. 

 
INFORMATIVES 

 
1.  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. 
 

2.  i) The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which 
enables the Highway Authority to recover expenses due to damage caused by 
extraordinary traffic.  
ii) Any works affecting the Highway shall be in accordance with Reading Borough’s 
Council’s document “Guidance Notes for Activities on the Public Highway within the 
Borough of Reading”. The applicant should note that compliance with this document is 
mandatory and licences to work on the Highway will only be issued if the requirements 
contained within it are met. A copy can be obtained from the Council’s website.  
 

3.  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.  
 

4.  A Building Regulations application may be required for the proposed development. 
Please go to our website for more advice.  
https://www.reading.gov.uk/planning-and-building-control/building-control/apply-for-
building-control/ 
You can also find advice and submit an application using the Planning Portal. 
 

5.  Complaints are commonly received about noise and dust caused by construction and 
demolition works, particularly working outside reasonable hours and smoke from bonfires 
associated with the burning of waste on site.  The developer is reminded that construction 
and demolition associated with the approved development will be subject to 
environmental health law.  
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6.  During the course of construction, the developer should take care to ensure that no part 
of this development (foundations, eaves, guttering, etc.) would encroach on, under or 
across the boundary line with the adjoining property, as the requisite Notice has not been 
served on the owner of that property.  This permission does not confer any right of access 
onto land that is not under the developer's control. The developer should also be mindful 
of the obligations and requirements of the Party Wall Act (1996) details of which can be 
found at: www.communities.gov.uk/publications/planningandbuilding/partywall  
 

7.  You are advised that the development lies on a potentially contaminated site. Due to the 
nature of the historic land use there is the potential of contaminated land being present. 
The developers must be aware that any ground or enabling works may bring receptors 
into contact with the aforementioned contaminants. You may wish to satisfy yourself that 
the details of the construction proposals take the necessary account of the possibility of 
contaminants from that source.  
 

8.  To minimise the disturbance by noise of future residential occupiers of the flats and its 
effect on neighbouring residents, residential accommodation must be designed and 
constructed or converted so as to achieve the insulation requirements set out in Building 
Regulations Approved Document E.  
 

9.  The Council introduced the Community Infrastructure Levy (CIL) on 1st April 2015.  CIL 
is a way of securing financial contributions towards infrastructure from new development, 
and partially replaces the Section 106 planning obligation regime. It is a set charge per 
sq m of floorspace for different uses, and, unlike Section 106, it is non-negotiable.  It 
applies to developments which result in at least one dwelling; where the space has not 
been in lawful use for 6 months within the last 3 years or 100 sq m of new floorspace. For 
this approved development the CIL status is CHARGEABLE. If chargeable you will be 
sent a CIL Liability Notice with the calculated amount soon. CIL becomes payable on 
commencement of the development or by instalments.  

 
For more information go to:  
https://images.reading.gov.uk/2019/12/CIL_Advice_to_Applicants.pdf 
 

10.  Work on a loft or roof may affect bats.  The applicant will need to consider protected 

species when planning work of this type.  A survey may be needed, and if bats are 

using the building, a licence may be required.  To view specific information regarding 

bats use the following link: 

https://www.gov.uk/wildlife-licences 
 

11.  The occupiers of the residential unit(s) will not be automatically entitled to an on-street 
car parking permit. Current and new occupiers should be informed of this and be advised 
to find out more about parking permits on the Council’s website. There is already a high 

http://www.communities.gov.uk/publications/planningandbuilding/partywall
https://images.reading.gov.uk/2019/12/CIL_Advice_to_Applicants.pdf
https://www.gov.uk/wildlife-licences
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level of on street car parking in the area and the site is located close to local facilities, 
with frequent public transport services on nearby roads.  

 

12.  You are advised to avoid the use of the grass verges for development related activity, 
e.g. storage of materials, due to the resulting potential harm to important street trees. 
 

13.  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.  
 

14.  The correct storage and disposal of waste, and prompt collection of bins is essential to 
maintain residential amenity, control odour, prevent fires and minimise service vehicle 
obstructions. 
This Prior Approval decision has now been issued.  Whilst bin storage (for waste and 
recycling) are not matters to be considered in Prior Approval applications, you may 
have been advised during the course of the application that there is a potential bins 
issue.  In any event, careful planning and preparation for waste management will be 
essential to the success of your scheme. 
For best practice when considering implementation of your development which will rely 
on the Council’s household waste collection service, please contact the Council’s 
Waste Services Team at the earliest opportunity to alert them to the need for supplying 
bins to your development, and scheduling in bin collections. The Council requires at 
least 6 weeks’ notice prior to a development being occupied to ensure bins can be 
delivered and collections scheduled. Find out more here: Household Waste Collection 
Service Standards - Reading Borough Council 
In all instances, regardless of the method of bin servicing to be used, the developer 
should ensure that the bin storage is suitable for the type and number of dwellings to 
be served and is suitable for the separation of all legislatively required waste types 
(segregation of recyclable materials). Find out more about bin storage requirements 
here: Waste management guidelines - Reading Borough Council 
Commercial waste must be collected separately to any household waste. Please note 
the requirements for commercial waste management may be relevant for your 
development, and there may need to be enforcement under the Environmental 
Protection Act 1990 if suitable waste standards are not being complied with: 
Commercial waste advice - Reading Borough Council 
For recycling guidance to future occupiers, please refer them to the following: 
Recycling at home - Reading Borough Council 
What do I put in each bin? - Reading Borough Council 
 

 
 

https://www.reading.gov.uk/the-council-and-democracy/council-strategies-plans-and-policies/household-waste-collection-service-standards/
https://www.reading.gov.uk/the-council-and-democracy/council-strategies-plans-and-policies/household-waste-collection-service-standards/
https://www.reading.gov.uk/waste-and-recycling/waste-management-guidelines-for-property-developers-architects-planners-contractors-managing-agents-and-landlords/
https://www.reading.gov.uk/waste-and-recycling/commercial-waste/
https://www.reading.gov.uk/waste-and-recycling/how-do-i-recycle-in-reading/recycling-at-home/
https://www.reading.gov.uk/waste-and-recycling/what-do-i-put-in-each-bin/
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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/  

 
 
 
 

https://www.reading.gov.uk/planning-and-building-control/street-naming-numbering/

