Planning Application Ref: PL/26/0277
Officer: Catrin Davies
Application Type: Full planning permission
Address: GARDEN OF 80 WHITLEY WOOD ROAD, READING, RG2 8JE
Proposal:Change of use of rear garden of No.80 from residential (C3) to a mixed use (sui generis) residential and childcare nursery with the erection of two outbuildings used to accommodate 15 FTE childcare spaces
This planning application is for a (retrospective) change of use from residential (C3) to a mixed use (sui generis) residential and childcare nursery for 15 FTE childcare spaces and erection of 2 no. log cabins for this purpose at 80 Whitley Wood Road.
The applicant is the owner and occupier of 80 Whitley Wood Road and opened a childcare business, Sweet Pea Childminding, at the property in September 2024. The setting initially accommodated up to 8 children but was later expanded to 15 children due to high demand, with additional staff employed.
The applicant was advised during the expansion process that planning permission was required for the existing level of use. This application therefore seeks to regularise the current use of the site in advance of a future application for further expansion.
Whitley Wood Road is a classified Rd and is located within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards and Design SPD. 
 
In accordance with the adopted Parking Standards and Design SPD, a E(F) day nursery would be required to provide parking provision of 1 space per 2 FTE staff and 1 drop-off space per 5 pupils based on fixed pick-up/drop-off times and 1 per 2FTE staff 1 drop off space per 10 pupils with flexible pick up and drop off times.  It is stated that the nursery has flexible drop off and collection times with drop off between 7:30am and 9:30pm and collection between 4:00pm and 6:00pm.  The current level of ratio of children requires a rota of 6 staff – 1 full time, and 5 part-time to care for the children. 

1. The site has parking for six vehicles in a tandem arrangement, with staff having the use of the three spaces close to the building (who will arrive before the children) and the front spaces being used for parent/carer drop off. 

The access drawing plan shows how a minor widening of the dropped kerb to the north will accommodate the additional turning space required to access the driveway parking, whilst minimising the loss if the verge and retaining the existing position of the lamppost to the south.  This can undertaken via a Section 184 of the Highways Act 1980 (a Section 278 is not required) .
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1. To ascertain parking provision within the site and on Whitley Wood Road between Hartland Road and Winton Road , a car parking survey was undertaken on Wednesday 7th January 2026 between 8:00am and 9:00am in the morning peak hour and between 5:00pm and 6:00pm in the evening peak hour. The survey established that on-street parking is already established on Whitley Wood Road, with the majority occurring along the eastern side of the carriageway due to changes in topography and limited off-street parking for properties on the opposite side. Given the flexible pick up and drop off times, the parking survey established that the nursery car park did not reach full capacity enabling parents dropping children off to do so within the grounds of the nursery.  However, the Highway Authority notes that the survey data is limited in scope, comprising only two one‑hour survey periods, and does not capture parking demand during the full opening times over a longer duration.
There are objections to this application which indicates that the permitted on‑site parking limit is regularly exceeded and overspills onto the public highway. However, having reviewed the site, it is not considered that occasional on-street parking would result in any detrimental impact on highway safety.  Personal Injury Accident (PIA) data recorded within the immediate vicinity of the site has been obtained for the last available five-year period which shows no recorded collisions along Whitey Wood Road within the vicinity of the site. 
1. However, to ensure the proposed parking provision is fully utilised by staff and parents, it is recommended that a Parking Management Plan is submitted. This should set out how staff parking spaces will be allocated, how provision will be managed for part‑time staff to ensure spaces remain available, and how parents will be informed of drop‑off and collection arrangements to maximise use of the on‑site parking.
1. 
Cycle parking is available for both staff and parent/carers/children within the rear garden of the property. Provision should also be made for a buggy store which will help promote walking to site for drop offs. These details can be covered by condition. 

It is concluded that the proposals do not conflict with national and local transport policies and can be accommodated without detriment to the safety or operating capacity of the local highway network in accordance with the guiding principles of the NPPD and Policy TR3 of the Reading Local Plan. However, it should be noted that the Highway Authority is unlikely to support any proposal for a more intensive development with more staff/children ratios.

Suggested conditions 

DC3     VEHICULAR ACCESS (AS SPECIFIED)
No dwelling/building hereby permitted shall be occupied until the vehicle access serving it has been constructed in accordance with the plans hereby approved. 
REASON: In the interests of road safety in accordance with Policy TR1 and TR3 of the Reading Local Plan 2019.

DC1     VEHICLE PARKING (AS SPECIFIED)
The dwelling(s)/building(s) hereby permitted shall not be occupied until all vehicle parking space(s) have been provided in accordance with the plans hereby approved. The space(s) 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.
Parking Management Plan
Prior to the continued use of the childcare facility, a Parking Management Plan shall be submitted to and approved in writing by the Local Planning Authority. The Plan shall include details of how on‑site parking spaces are allocated to staff, how parking provision is managed to accommodate part‑time staff and ensure the efficient use of spaces, and how parents/guardians are informed of drop‑off and collection arrangements to maximise use of the approved parking provision. The development shall thereafter be operated in accordance with the approved Plan.
REASON: In the interest of the safety and convenience of all highway users in accordance with TR5 of the Reading Local Plan 2019.
Travel Plan
Prior to the continued operation of the childcare facility, a Travel Plan shall be submitted to and approved in writing by the Local Planning Authority. The Travel Plan shall include measures to promote sustainable travel by staff and parents, arrangements to manage drop‑off and collection periods, and details of monitoring and review. An annual review of the Travel Plan shall be undertaken and the findings submitted to the Local Planning Authority upon request. The development shall thereafter be operated in accordance with the approved Travel Plan.
REASON: In order to minimise danger, obstruction and inconvenience to users of the highway in and encourage modal shift in accordance with TR1 of the Reading Local Plan 2019.
Cycle and Buggy Parking (To Be Approved)
Prior to the continued operation of the childcare facility, a plan showing the cycle parking spaces and adequate buggy/pram parking spaces must satisfactorily provided on site is submitted to and approved in writing by the Local Planning Authority. The cycle and buggy parking spaces shall be provided in full accordance with the approved details prior to first occupation and thereafter retained, kept free of obstruction and made available for their intended use at all times.
Reason: These details are required due to insufficient information being contained within the submission and to encourage travel by sustainable alternatives to the private car, in accordance with Policies TR3 and TR5 of the Reading Local Plan 2019
I29      Access construction
The Council's Highways section should be contacted at 19 Bennet Road, Reading, RG2 0QX, telephone: 0118 937 2138, to agree the access construction details and to grant a licence before any work is carried out within the highway. A formal application should be made allowing at least 4 week’s notice to obtain details of underground services on the applicants` behalf.
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