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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: Brooks Murray Architects Application No: PL/25/1573
Application type: Prior approval Part 3 Class
MA: Commercial, business and service uses
to dwellinghouses

Application to determine if prior approval is required for a proposed:
Change of use from Commercial, Business and Service (Use Class E) to Dwellinghouses
(Use Class C3)
Town and Country Planning (General Permitted Development) (England) Order 2015 (as
amended) - Schedule 2, Part 3, Class MA

Applicant: Beta 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: Change of use of ground to fourth floors from Class E (offices) to Class C3 (dwelling
houses) to form 44 self-contained residential units. Prior Notification under Class MA, Part 3 of

Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015 (as
amended).

At: Beta Building, 121 Kings Road, Reading, RG1 3ES

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

Date: 17th December 2025

A
Acting Assistant Director, Planning,
Transport & Public Protection
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Application At: Beta Building, 121 Kings Road, Reading, RG1 3ES

Application No: PL/25/1573

Application type: Prior approval Part 3 Class MA: Commercial, business and service uses
to dwellinghouses

CONDITIONS & REASONS

This development under Class MA is permitted subject to it being completed within a period of 3
years starting with the prior approval date on this decision notice.

REASON: To comply with the requirement of paragraph MA.2.—(5) of The Town and Country
Planning (General Permitted Development) (England) Order 2015 (as amended).

The development hereby permitted shall ONLY be carried out in accordance with the following
approved plans:

- 1364.6-050 - Proposed Block Plan

- 1364.6-100 - Proposed Basement Floor Plan

As all received on 03/11/2025

- 1364.6-101 - Proposed Ground & First Floor Plan
- 1364.6-103 - Proposed Fourth & Roof Floor Plan
- 1364.6-200 — Proposed Front Elevation (South)

- 1364.6-203 - Proposed North Elevation

As all received on 12/11/2025

- 1364.6-102 - Proposed Second & Third Floor Plan
- 1364.6-201 - Proposed West Elevation

- 1364.6-202 - Proposed East Elevation

As all received on 13/11/2025

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.

Any building permitted to be used as a dwellinghouse by virtue of Class MA is to remain in use
as a dwellinghouse within the meaning of Class C3 of Schedule 1 to the Use Classes Order and
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for no other purpose, except to the extent that the other purpose is ancillary to the use as a
dwellinghouse.

REASON: To comply with the requirement of paragraph MA.2.—(6) of The Town and Country
Planning (General Permitted Development) (England) Order 2015 (as amended).

The dwellings hereby permitted shall not be occupied until all vehicle parking spaces have been
provided in accordance with the plan (ref. 1364.6-100 - Proposed Basement Floor Plan, as
received on 03/11/2025) hereby approved. The 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 Policies TR3 and TR5 of the Reading Local Plan 2019.

No residential unit hereby approved shall be occupied until the Local Planning Authority has been
notified in writing of the full postal address of the units hereby approved. The notification shall be
sent to the Local Planning Authority quoting the application reference specified on this Notice.

REASON: In order that the Council can update its records to ensure that parking permits are not
automatically issued to the occupiers of the new residential units hereby approved, and thus
ensure that the development does not harm the existing amenities of the occupiers of neighbouring
residential properties by adding to the already high level of on street car parking in the area in
accordance with Policy TR3 and TRS of the Reading Local Plan 2019.

Prior to any agreement being entered into for a new occupation of, or transfer of any interest in,
the residential units hereby approved, the prospective occupier/transferee shall be informed that
there is no automatic entitlement to a car parking permit for any existing residential parking permit
schemes and future schemes on adjacent and surrounding streets. All material used for
advertising or marketing the residential units for letting or sale shall make it clear to prospective
tenants and occupiers that they will not be automatically entitled to a parking permit, but any
application for a parking permit will be considered on its merits.

REASON: In order that the prospective occupiers are made aware of the fact that while they can
submit an application they will not be automatically entitled to an on-street car parking permit. In
the interests of the proper management of parking, and to ensure that the development does not
harm the existing amenities of the occupiers of neighbouring residential properties by adding to
the already high level of on street car parking in the area Policy TR3 and TR5 of the Reading Local
Plan 2019.

No dwelling hereby approved shall be occupied until the works approved under planning
permission ref. PL/25/1572 on 17/12/2025, namely “Installation of two windows at first floor level
on the south elevation, provision of a single door following removal of a canopy and associated
revolving door at ground floor level on the north elevation and installation of one projecting
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smokeshaft and two automatic opening vents at roof level.”, have been completed in accordance
with the terms and conditions of that application, including the relevant approved plans: 1364.6-
050 - Proposed Block Plan, as received on 03/11/2025, 1364.6-101 - Proposed Ground & First
Floor Plan, 1364.6-103 - Proposed Fourth & Roof Floor Plan, 1364.6-200 — Proposed Front
Elevation (South), 1364.6-203 - Proposed North Elevation, as all received on 12/11/2025, 1364.6
- 201 - Proposed West Elevation & 1364.6 - 202 - Proposed East Elevation, as both received on
13/11/2025. The separately approved works shall be retained and maintained as such thereafter.

REASON: To ensure that every habitable room received adequate levels of daylight, in
accordance with Local Plan Policy H5 and part (f) of Schedule 2, Part 3, Class MA of the Town
and Country Planning (General Permitted Development) (England) Order 2015 (as amended).

INFORMATIVES

The proposal meets the relevant criteria set out in Class MA.

The applicant is advised that this decision represents the determination of the Local Planning
Authority in respect of Schedule 2, Part 3, Class MA of the Town and Country Planning (General
Permitted Development) Order 2015 (as amended) as to whether Prior Approval is required in
respect of the change of use only. Class MA does NOT afford any permitted development rights
for external works which affect the exterior of the building in order to implement the change of
use.

There is a widespread problem in Reading with rats as the rats are being encouraged by poor
waste storage which provides them with a food source. Where developments involve shared bin
storage areas e.g. flats and hotels there is a greater risk of rats being able to access the waste
due to holes being chewed in the base of the large wheelie bins or due to occupants or passers
not putting waste inside bins, or bins being overfilled. Where developments involve a food related
business then there is a greater risk of rats being attracted to the waste. It is therefore important
for the bin store to be vermin proof to prevent rats accessing the waste and for the correct waste
bin capacity to be provided so that waste is not deposited outside of bins.

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. 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.

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
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more about parking permits on the Council’'s website. There is already a high 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.

It is noted that the Noise Assessment acknowledges that noise levels at the site are dictated by
road traffic noise emissions from Kings Road. The Council’'s Environmental Protection team
therefore recommends that the applicant considers this and ensures suitable glazing and
ventilation are selected to protect the future occupants from road noise.

Thames Water has made a series of comments on these proposals, which you are strongly
advised to take into account as soon as possible.

In terms of foul water infrastructure / drainage, it is advised that prior to the occupation of any
residential unit that you confirm to Thames Water whether 1. Foul water Capacity exists off site
to serve the development, or 2. A development and infrastructure phasing plan has been agreed
with the Local Authority in consultation with Thames Water, and carried out in full, or 3. All Foul
water network upgrades required to accommodate the additional flows from the development
have been completed. The reason for this request by Thames Water is as network reinforcement
works may be required to accommodate the proposed development. Any reinforcement works
identified will be necessary in order to avoid sewage flooding and/or potential pollution incidents.
Thames Water advise that you can request information to support the above via the Thames
Water website at thameswater.co.uk/preplanning.

In terms of waste water infrastructure and surface water drainage, it is advised that prior to the
occupation of any residential unit that you confirm to Thames Water whether 1. Surface water
capacity exists off site to serve the development or 2. A development and infrastructure phasing
plan has been agreed with the Local Authority in consultation with Thames Water, and carried
outin full, or 3. All Surface water network upgrades required to accommodate the additional flows
from the development have been completed. The reason for this request by Thames Water is as
network reinforcement works may be required to accommodate the proposed development. Any
reinforcement works identified will be necessary in order to avoid flooding and/or potential
pollution incidents. Thames Water advise that you can request information to support the above
via the Thames Water website at thameswater.co.uk/preplanning.

Thames Water advise that the foul water network in this catchment is impacted by high infiltration
flows during certain groundwater conditions. Care must be taken when designing new networks
to ensure they don’t surcharge and cause flooding. Whilst design and construction guidance for
sewers allows for an element of infiltration, Thames Water would expect in high risk areas such
as this that additional precautions are taken to minimise infiltration; this should be in the form of
the installation of leak tight liners within sewers and resin injection to seal chambers. This will
help to mitigate the risk of flooding in the vicinity of the development (e.g. reduce property flood
risk and travel disruption in the locality) and also help to reduce the risk of pollutions in the wider
environment, particularly considering the impact of climate change. In the longer term, Thames
Water, along with other partners, are working on a strategy to reduce groundwater entering public
sewer networks.
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Thames Water advise that the surface water network in this catchment is impacted by high
infiltration flows during certain groundwater conditions. Care must be taken when designing new
networks to ensure they don’t surcharge and cause flooding. Whilst design and construction
guidance for sewers allows for an element of infiltration, Thames Water would expect in high risk
areas such as this that additional precautions are taken to minimise infiltration; this should be in
the form of the installation of leak tight liners within sewers and resin injection to seal chambers.
This will help to mitigate the risk of flooding in the vicinity of the development (e.g. reduce property
flood risk and travel disruption in the locality) and also help to reduce the risk of pollutions in the
wider environment, particularly considering the impact of climate change. Developers must liaise
with the LLFA to agree an appropriate sustainable surface water strategy following the sequential
approach before considering connection to the public sewer network. This must also ensure that
the design of any SUDS or surface water management solution conveys exceedance flows away
from public sewer networks. In the longer term, Thames Water, along with other partners, are
working on a strategy to reduce groundwater entering public sewer networks.

Water Comments by Thames Water: If you are planning on using mains water for construction
purposes, it's important you let Thames Water know before you start using it, to avoid potential
fines for improper usage. More information and how to apply can be found online at
thameswater.co.uk/buildingwater. Thames Water advise that they have no objection with regard
to water network and water treatment infrastructure capacity matters. Thames Water wishes to
advise the developer that Thames Water will aim to provide customers with a minimum pressure
of 10m head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames
Waters pipes. The developer should take account of this minimum pressure in the design of the
proposed development.

Finally, Thames Water advise that a drainage strategy should contain the points of connection
to the public sewerage system as well as the anticipated flows (including flow calculation method)
into the proposed connection points. This data can then be used to determine the impact of the
proposed development on the existing sewer system. If the drainage strategy is not acceptable
Thames Water will request that an impact study be undertaken.
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