
Application Number Expiry Date Parish Ward 

193059 3 February 2020 Finchampstead Finchampstead South 

 

Applicant Palmarium Properties Limited 

Site Address Land at 78 Reading Road and to the rear of 80 Reading Road, 
Eversley RG40 4RA 

Proposal Full application for proposed change of use to provide light industrial 
(Use Class B1) and internal and external storage and distribution 
(Use Class B8) on the site with associated parking 

Type Full 

Officer Simon Taylor 

Reason for 
determination 
by committee 

Listed by Councillor Weeks because of resident concerns including 
road safety and access, hours of operation, site sustainability, 
inappropriateness of B1 and B8 uses in a residential area and failure 
to comply with previous enforcement notices including restoration as 
farmland 

 

FOR CONSIDERATION BY Planning Committee on Wednesday 11 March 2020 

REPORT PREPARED BY Assistant Director – Place 

 

PREAMBLE/UPDATE 

The application was initially tabled to the Planning Committee on 12 February 2020 but 
was deferred to allow Councillors to attend a site inspection. This report has been 
updated to include the members update tabled to the meeting of 12 February 2020 and 
one additional submission received after the initial meeting of the Planning Committee 
but otherwise remains unchanged. In addition, a question posed at the Planning 
Committee relating to the increase in the expansion of the site. The total area of the 
Class B use (inclusive of parking and building 1) is increasing from 710m2 to 1255m2 
and the internal Class B floorspace is increasing from 195m2 to 290m2.  
 

SUMMARY 

The site lies in the countryside, to the rear of existing residential development fronting 
Reading Road as well as a nearby backland dwelling house, BT telephone exchange 
and timber mill and rural land to the north and east. The site originally comprised a 
turkey farm and forms part of a larger landholding that included a horticultural use.  
 
Approval for the change of use of one of the agricultural buildings to Class B1 use was 
granted in 1993 following the cessation of agricultural and horticultural activities. There 
has also been various unauthorised uses and works which have been the subject of 
enforcement action, including a waste transfer station. The subject proposal seeks to 
utilise three original agricultural buildings and the surrounding curtilage for Class B1 and 
B8 use, including open air storage. 
 
The application has been the subject of neighbour objections from ten properties in 
addition to opposition from Finchampstead Parish Council. It has also been listed for 
consideration at the Planning Committee by the ward member. Primary concerns relate 
to an incompatible development in the countryside and within a residential area, 
neighbour impacts (noise) and traffic implications along the access road and at the 
intersection with Reading Road. 
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The principle of the development is acceptable on account of a lawful Class B8 use on 
the application site (which does not extend to the wider site). The application has also 
been reviewed by the relevant consultees and found to be acceptable in terms of traffic 
impact, parking provision and access, landscape setting, ecological harm and noise 
disturbance. However, it remains subject to relevant conditions, including landscaping 
and boundary details (Conditions 3 and 4), noise measures (Condition 5), permeable 
surfacing details (Condition 6), limitations on operating hours (Condition 12) and 
external storage (Conditions 13-15) and the prohibition of external lighting or 
amplification (Condition 16).  

 

PLANNING STATUS 

 Countryside 

 Agricultural land (Grade 1 classification) 

 Green Route (Reading Road) 

 Flood zone 1 

 Thames Basin Heaths Special Protection Area (5km zone) 

 Farnborough Aerodrome safeguarding zone 

 South East Water consultation zone 

 Mineral extraction consultation zone 
 Classified road (Reading Road) 

 

RECOMMENDATION 

That the committee authorise the GRANT OF PLANNING PERMISSION subject to 
the following conditions and informatives: 
 
1) Timescale 

 
The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 
 
Reason: In pursuance of s.91 of the Town and Country Planning Act 1990 (as 
amended by s.51 of the Planning and Compulsory Purchase Act 2004). 

 
2) Approved details  
 

This permission is in respect of the plans numbered 001 Rev F (dated 29 January 
2020), 002, 003 and 004 (dated August 2019), 005 (dated 3 December 2019) and 
006 (dated 4 December 2019) received by the local planning authority between 19 
November and 27 January 2020.   
 
The development shall be carried out in accordance with the approved details 
unless other minor variations are agreed in writing after the date of this permission 
and before implementation with the local planning authority. The use, including the 
external/open air area assigned for Class B8 use, shall be operated strictly in 
accordance with the approved details and other conditions outlined herein. 
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Reason: For the avoidance of doubt and to ensure that the development is carried 
out in accordance with the application form and associated details hereby 
approved. 

 
3) Hard and soft landscaping details 

 
Prior to the commencement of the development, full details of both hard and soft 
landscaping shall be submitted to and approved in writing by the local planning 
authority. These details shall include a planting plan, specification (including 
cultivation and other operations associated with plant and grass establishment), 
schedules of plants, species, sizes and proposed numbers/densities where 
appropriate, and implementation timetable. More specifically, it is to include the 
planting of a tree (such as an Oak) and use of hedgerows set back from the 
visibility splays at the intersection of the access road to Reading Road and to the 
property boundaries within the site itself. 
 
Planting shall be carried out in accordance with the approved details in the first 
planting and seeding seasons following the occupation of the buildings. Any trees 
or plants which, within a period of five years after planting, are removed, die or 
become seriously damaged or defective, shall be replaced in the next planting 
season with others of species, size and number as originally approved and 
permanently retained. 
 
Reason: In the interests of visual amenity.  
Relevant policy: Core Strategy policy CP3 and Managing Development Delivery 
Local Plan policies CC03 and TB21. 
 

4) Details of boundary walls and fences  
 
Prior to the commencement of the development, details of all boundary treatments 
for, inclusive of any gates and other works at 78 Reading Road, shall be submitted 
to and approved in writing by the local planning authority. This includes boundary 
treatments to define the southern boundary of the site from the remainder of the 
site to the south. The approved scheme shall be implemented prior to the first 
occupation of the development or phased as agreed in writing by the local 
planning authority. The scheme shall be maintained in the approved form for so 
long as the development remains on the site. 
 
Reason: In the interests of amenity and highway safety and to prevent 
uncontrolled expansion of the uses outside of the site.  
Relevant policy: Core Strategy policies CP1, CP3 and CP6. 

 
5) Noise control details 

 
Prior to the occupation or use of the development, a scheme shall be submitted to 
and approved in writing by the local planning authority which specifies the 
provisions to be made for the control of noise emanating from the end use and the 
approved scheme shall be fully implemented prior to the occupation of the 
building(s) and operated in accordance with the approved scheme thereafter for 
the life of the development. 
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Reason: To protect the occupiers of nearby premises from unreasonable noise 
levels.  
Relevant policy: NPPF Section 15, Core Strategy policies CP1 and CP3 and 
Managing Development Delivery Local Plan policy CC06. 

 
6) Permeable surfacing  
 

Any new hard surfacing hereby permitted shall be constructed from porous 
materials or provision shall be made to direct run-of water from the hard surface to 
a permeable or porous area within the curtilage of the development, in accordance 
with details to be submitted to and approved in writing by the local planning 
authority prior to the commencement of development. The hard surfacing shall be 
constructed in accordance with the so-approved details and thereafter so-retained. 
 
Reason: To prevent increased flood risk from surface water run-off.   
Relevant policy:  NPPF Section 14 and Managing Development Delivery Local 
Plan policies CC09 and CC10. 

 
7) Drainage details  

 
Prior to the occupation or use of the development, details of the disposal of foul 
and storm water sewage to serve the development shall be submitted to and 
approved in writing by the local planning authority. Where relevant, these 
approved details are to be constructed in accordance with the approved details.  

 
Reason: In order to ensure satisfactory provision is made for foul and storm water 
drainage. 
Relevant policy: NPPF Section, Core Strategy policy CP1 and Managing 
Development Delivery Local Plan Policy CC10.   

 
8) Waste storage details 
 

Prior to the occupation or use of the development, the bin storage facilities shall be 
provided in full accordance with the approved details.  The bin storage area and 
facilities shall be permanently so-retained and used for no purpose other than the 
temporary storage of refuse and recyclable materials. 
 
Reason: In the interests of visual and neighbouring amenities and functional 
development.   
Relevant policy: Core Strategy CP3 and Managing Development Delivery Local 
Plan policy CC04. 

 
9) Access details 
 

Prior to the occupation or use of the development, the vehicular access to/from 
Reading Road is to be increased in width in accordance with details on approved 
drawing 001 Rev F (dated 27 January 2020) and 028.0055.002 Rev C (dated 9 
September 2019) and is subject to separate authorisation by the Borough’s 
highway section (see Informative 6). 
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Reason: In the interests of highway safety and convenience.  
Relevant policy:  Core Strategy policies CP3 and CP6. 

 
10) Parking and turning spaces  

 

Prior to the occupation or use of the development, the vehicle parking and turning 
space for the application site and for 78 Reading Road shall be provided in 
accordance with the approved plans. The vehicle parking and turning space shall 
be retained and maintained in accordance with the approved details and the 
parking space shall remain available for the parking of vehicles at all times and the 
turning space shall not be used for any other purpose other than vehicle turning. 

 
Reason: To provide adequate off-street vehicle parking and turning space and to 
allow vehicles to enter and leave the site in a forward gear in the interests of road 
safety and convenience and providing a functional, accessible and safe 
development and in the interests of amenity.  
Relevant policy: Core Strategy policies CP3 and CP6 and Managing Development 
Delivery Local Plan policy CC07. 

 
11) Visibility splays 
 

Prior to the occupation or use of the development, the proposed vehicular 
access shall have been formed and provided with visibility splays shown on 
the approved drawing number 028.0055.001. The land within the visibility 
splays shall be cleared of any obstruction exceeding 0.6 metres in height 
and maintained clear of any obstruction exceeding 0.6 metres in height at 
all times. 

 

Reason: In the interests of highway safety and convenience.  

Relevant policy:  Core Strategy policies CP3 & CP6. 
 
12) Hours of use 

 
The uses, internal and external, hereby permitted shall not operate other than 
between the hours of 7:30am-6pm Mondays to Fridays and 8am-2pm on 
Saturdays and shall not operate at all on Sundays or Bank or National Holidays. 
This includes, but is not limited to, the operation of machinery, deliveries and 
vehicle movements.  

 
Reason: To safeguard residential amenities.  
Relevant policy: Core Strategy policies CP1 and CP3 and Managing Development 
Delivery Local Plan policy CC06. 

 
13) External storage 
 

Materials, goods, containers, plant and/or equipment, whether associated with the 
Class B8 use hereby approved or not, shall not be stacked or deposited externally 
to a height exceeding 2.0m above the level of the ground at the location where 
they are stacked. 
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Reason: In order to safeguard the visual amenities of the area.  
Relevant policy:  Core Strategy policies CP1, CP3 and CP11. 

 
14) External operations  
 

No operations associated with the Class B1 use hereby approved shall be 
undertaken other than inside buildings and no Class B1 operations other than 
parking, manoeuvring, loading or unloading, shall be undertaken outside buildings. 
 
Reason: In order to safeguard the amenities of the area.  
Relevant policy: Core Strategy policies CP1 and CP3. 

 
15) Changes of use 

 

The external areas of the site shall be used only for storage and for no other 
purpose, including any other purpose in Class B1 or B2 of the Schedule to the 
Town and Country Planning [Use Classes] Order 1987 (as amended) or in any 
provision equivalent to that Class in any statutory instrument revoking and re-
enacting that Order [with or without modification]. 

 
Reason: In granting this permission the local planning authority has had regard to 
the special circumstances of this case, being the lawful uses of the site and in the 
context of the surrounding countryside and residential neighbours and wishes to 
have the opportunity of exercising control over any subsequent alternative use in 
the interests of the amenities of the area.  
Relevant policy: Core Strategy policies CP1, CP3 and CP11. 

 
16) External lighting and amplification 

 
Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or any Order revoking and re-
enacting that Order with or without modification), no external lighting or amplified 
music shall be installed on the site or affixed to any buildings on the site without 
details first being submitted to and approved in writing by the local planning 
authority. 

 
Reason: In the interests of neighbour amenity, countryside and ecology. 
Relevant policy: NPPF Section 15, Core Strategy policies CP1, CP3 and CP11 
and Managing Development Delivery Local Plan policies TB21 and TB23. 

 
Informatives 
 
1) Right of way 
 

Whilst it would appear that the proposed development is entirely within the 
curtilage of the application site, the granting of planning permission does not 
authorise access or the carrying out any works on, over or under your neighbour’s 
land or property without first obtaining their consent. BT Telecommunications have 
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advised that any works to the access road would require permission prior to 
commencement.  
 

2) Pre commencement conditions 
 
Where this permission requires further details to be submitted for approval,   the 
information must formally be submitted to the Council for consideration with the 
relevant fee. Once details have been approved in writing the development should 
be carried out only in accordance with those details.  If this is not clear please 
contact the case officer to discuss. 

 
3) Changes to the approved plans 
 

The applicant is reminded that should there be any change from the approved 
drawings during the build of the development this may require a fresh planning 
application if the changes differ materially from the approved details.  Non-material 
changes may be formalised by way of an application under s.96A Town and 
Country Planning Act 1990. 
 

4) Additional consent – advertisements 
 
This permission does not convey or imply any approval or consent that may be 
required for the display of advertisements on the site for which a separate 
Advertisement Consent application may be required.  You should be aware that 
the display of advertisements without the necessary consent is a criminal offence 
liable to criminal prosecution proceedings through the courts. 
 

5) Protected species 
 
This permission does not convey or imply any approval or consent required under 
the Wildlife and Countryside Act 1981 for protected species.  The applicant is 
advised to contact Natural England with regard to any protected species that may 
be found on the site. 
 
Should any bats or evidence of bats be found prior to or during the development, 
all works must stop immediately and an ecological consultant or the Council’s 
ecologist contacted for further advice before works can proceed.  All contractors 
working on site should be made aware of the advice and provided with the contact 
details of a relevant ecological consultant. 
 

6) Access construction 
 
The Head of Highways at the Council Offices, Shute End, Wokingham [0118 
9746000] should be contacted for the approval of the access construction details 
before any work is carried out within the highway (including verges and footways).  
This planning permission does NOT authorise the construction of such an access 
or works. 

 
7) Mud on the road 
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Adequate precautions shall be taken during the construction period to prevent the 
deposit of mud and similar debris on adjacent highways.  For further information 
contact the Highway Authority on tel.: 0118 9746000. 
 

8) Discussion 
 

The Local Planning Authority has acted positively and proactively in determining 
this application by assessing the proposal against all material considerations, 
including planning policies and any representations that may have been received. 
This planning application has been the subject of positive and proactive 
discussions with the applicant in terms of a full pre-application process being 
undertaken by the applicant and amended plans being submitted by the applicant 
to overcome concerns relating to neighbour amenity. 
 
The decision to grant planning permission in accordance with the presumption in 
favour of sustainable development as set out in the NPPF is considered to be a 
positive outcome of these discussions. 

 

PLANNING HISTORY (more relevant approvals are highlighted) 

The subject site historically comprised an agricultural use. 
 
This site adjoins to the south (to the rear of 78 Reading Road) forms part of the wider 
landholding. It historically comprised a horticultural use, which has since discontinued 
with no applications since 1993. It does not form part of this application.  

Rear of 80 Reading Road 

App Number Proposal Decision 

BR6192 Agricultural building Approved 14 March 1977 

BR18222 13 livestock pens Approved 14 April 1977 

20124 Turkey rearing building Approved 18 March 1982 

40308 Use of agricultural buildings for Class B1 
electrical contractors depot and office 

Refused 21 December 
1992 

40307 Use of farm buildings for Class B8 use Refused 11 January 
1993 

40783 Use of main building for Class B8 use Approved 18 May 1993 

A/93/230988 Appeal against conditions in 
F/1993/40783 

Part upheld 23 March 
1994 

41836 Use of three farm buildings for Class B1 
use and demolition of other buildings 

Refused 29 November 
1993 

A/93/231396 Appeal against refusal of 41386 Dismissed 23 March 
1994 

F/1999/69461 Erection of building, use of existing 
buildings and open storage for 
preparation, storage and distribution of 
meat products 

Refused 8 July 1999 

F/1999/69922 CoU for open storage of building 
materials 

Refused 6 October 1999 

F/1999/69946 CoU of Building A for storage and offices Refused 6 October 1999 

F/1999/69947 CoU of Building C from Class B1 to B8 Refused 6 October 1999 

F/2002/6868 Two detached dwellings Refused 8 August 2002 

22



A/03/1110174 Appeal against refusal of F/2002/6868 Dismissed 9 October 
2003 

F/2003/9350 CoU from agricultural to waste transfer 
station 

Refused 3 December 
2003 

A/04/1149917 Appeal against refusal of F/2003/9350 Dismissed 8 February 
2005 

F/2008/2064 CoU from Class B1 to B8 for the storage 
of eight minibuses (retrospective)  

Approved 10 November 
2008 

VAR/2008/2674 Variation of Condition 7 of F/2008/2064 to 
allow an increase in buses from 8 to 40 

Refused 3 February 2009 

F/2014/2170 

 
Retention of replacement building and 
retention of use of all buildings and hard-
standing for Class B2 use (retrospective) 

Refused 22 January 
2015 

 

ENFORCEMENT HISTORY 

Ref Number Proposal Decision 

- Use for storage and distribution of 
building materials 

Opened 2000 

RFS/2004/00109 
and others 

Depositing of waste materials and 
burning of rubbish 

Opened 19 February 
2004 

RFS/2008/00240 
RFS/2008/00278 

Use of site for business purposes 
(storage of minibuses) 

Opened 6 May 2008 
Application lodged 

- Stop using the land as a waste transfer 
station, skip hire centre and storage of 
skips, lorries and waste materials, 
remove skips, lorries and waste 
materials and restore the land by 
providing 150mm topsoil 

Opened 2005 

- Appeal against 2005 enforcement 
notices 

Dismissed 2006 

RFS/2014/00165 
RFS/2015/00250 

Unauthorised use of land by several 
small businesses 

Opened 10 April 2014 
Notice issued 1 October 
2015 

C/15/3138106 Appeal against RFS/2014/00165 Dismissed/enforcement 
notice upheld 12 
September 2016 

RFS/2015/ 
082396 

Unauthorised roofing business Opened 25 August 2015 
Use ceased 8 March 
2018 

 

SUMMARY INFORMATION 

Site Area 0.18 hectares (with access measuring 0.09 hectares) 

Previous land use 
(see paragraphs 11-19 
for further detail) 

Pre 1993: Historic agricultural use 
1993-2008: Class B1 (business (plumbing))  
2008-: Class B8 (storage (of minibuses)) 

Proposed land use Unspecified mix of Class B1 (business) and B8 (storage and 
distribution)  

Change in floorspace No change 

Number of jobs  Addition of 1-8 FTE jobs 
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Existing parking spaces No formal parking (but with eight minibus parking spaces) 

Proposed parking spaces 16 parking spaces (including three disabled spaces) 

 

CONSULTATION RESPONSES 

WBC Growth and 
Delivery 

No comments received. 

WBC Drainage No objection. 

WBC Ecology No objection, subject to additional lighting details. See Condition 16 
which prohibits external lighting instead. 

WBC 
Environmental 
Health 

No objection is raised on noise disturbance grounds, as discussed 
further in ‘Neighbour Amenities’. 

WBC Highways No objection, subject to conditions relating to access, 
parking/turning and splays in Conditions 9, 10 and 11 respectively.  

WBC Tree and 
Landscape 

No objection, subject to Condition 3. 

WBC Cleaner 
and Greener 

No comments received. Condition 8 does, however, require further 
waste storage details.  

WBC 
Enforcement 

The Council’s planning enforcement team is not pursuing further 
compliance with the existing enforcement notices. Both 
enforcement notices remain on the land so if there are any 
breaches in future they can still be enforced if it is considered 
expedient to do so. At the present time, it is concluded that it is not. 

Thames Water No comments received. 

South East Water No comments received. 

 

REPRESENTATIONS 

Finchampstead 
Parish Council 

Objections are raised on the following grounds: 
 

 Inappropriate development in the countryside 

 Inappropriate development in a residential area causing a 
negative impact upon residents 

 
Officer comment: The principle of the development is acceptable on 
the grounds that there is a lawful Class B use within the use, albeit 
not currently active. The proposed use is acceptable on visual and 
neighbour amenity grounds, but subject to limitations imposed in 
Conditions 12-16. Refer to comments in ‘Character of the Area’ and 
‘Neighbour Amenities’. 
 

 Working hours are unacceptable  
 
Officer comment: As discussed in paragraph 44, the operating hours 
have been curtailed in Condition 12 on neighbour amenity grounds.  
 

 Inadequate access width that is dangerous for industrial use  

 Problematic turning on a busy road 
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Officer comment: The proposal includes a widened access at the 
intersection with Reading Road, which includes improved swept path 
and compliant splays. The Council’s Highways Officer has reviewed 
this arrangement and raises no objection, subject to Conditions 9, 10 
and 11. Refer to paragraphs 54-59. 
 
 Ongoing non-compliance with enforcement notices 
 
Officer comment: Whilst there has been non-compliance with 
enforcement notices in the past and appeals against several notices, 
the Council’s Enforcement department have confirmed that there are 
currently not pursuing any enforcement matters relating to the site. 
Past issues are not material to the determination of this application.  

Local Members 
(Cllr Weeks) 

The application was listed for Planning Committee on the following 
grounds:  
 

 Road safety and access 
 
Officer comment: As noted above and in paragraphs 54-65, the 
access arrangements are satisfactory.   
 

 Site sustainability 

 Inappropriateness of Class B1 and B8 use in a residential area  
 
Officer comment: As noted above and throughout the report, the site 
is suitable on these grounds.  
 

 Hours of operation 
 
Officer comment: As noted above and in paragraph 44, the operating 
hours have been curtailed in Condition 12 on neighbour amenity 
grounds. 
 

 Failure to comply with previous enforcement notices 
 
Officer comment: As noted above, the Council’s enforcement 
department have confirmed that there are currently no current or 
ongoing enforcement matters. 

Neighbours The application was consulted to neighbours from 9 December 2019 
to 1 January 2020 (extended erroneously to 26 January 2020). 
Submissions were received from the following properties: 
 
1) Brooklyn, 15 Reading Road, Finchampstead RG27 0RP 
2) 18 Reading Road, Finchampstead RG27 0RP 
3) 80 Reading Road, Finchampstead RG40 4RA (BT Eversley 

Telephone Exchange) 
4) Fox Lodge, 80A Reading Road, Finchampstead RG40 4RA 
5) Derwen Dag, 82 Reading Road, Finchampstead RG40 4RA 
6) Downscombe, 84 Reading Road, Finchampstead RG40 4RA  
7) Broom Acre, 87 Reading Road, Finchampstead RG40 4RD 
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8) 102 Reading Road, Finchampstead RG40 4RA (x2) 
9) 112 Reading Road, Finchampstead RG40 4RA (x6) 
10) 1 The Rise, Finchampstead, RG40 4RH 
11) 19 Kingsley Road, Eversley RG27 0LZ 
12) Brooklands, Marsh Lane, Eversley Cross RG27 0PD 
13) Strathmore, The Street, Eversley RG27 0PJ 
14) Hundreds, The Street, Eversley RG27 0PJ 
15) Bakers Farm Cottage, The Street, Eversley RG27 0RL 
16) Yew Tree Cottage, The Street, Eversley RG27 0RL 
17) 3 Arlot Close, Eversley RG27 0RT 
 
The submissions raised the following issues 
 
Principle of development 
 

 Class B use is incompatible with the residential area 

 Does not accord with Policy CP11 of the Core Strategy in terms 
of what is allowed in the countryside 

 
Officer comment: The principle of the development is acceptable on 
the grounds that there is a lawful Class B use within the use, albeit 
not currently active. The proposed use is acceptable on visual and 
neighbour amenity grounds, but subject to Conditions 12-16.  
 

 Brownfield land should be used for dwelling houses 
 
Officer comment: The use of the site for Class B is acceptable in 
principle, as noted in ‘Principle of Development’. 
 

 It has not been demonstrated that economic benefit would 
outweigh harm 

 
Officer comment: The proposal has a satisfactory amenity outcome 
and is acceptable in terms of the planning balance. See paragraph 
83. 
 

 Poor sustainability (lack of public transport) 
 
Officer comment: The site comprises an established use and as 
such, the sustainability of the proposal is acceptable, as noted in 
paragraphs 25-27. 
 

 Excess of commercial sites in the area 
 
Officer comment: The site currently has a lawful commercial use and 
the proposal seeks to expand this use. The principle is acceptable, 
as noted in the officer report.  
 
Character of area 
 

26



 The height and extent of external storage is not specified 

 Equipment and vehicles stored on the site would detract from 
the character of the area 

 Environmental impact 
 
Officer comment: There is no objection in relation to external storage, 
which is controlled by Condition 13 and discussed further in 
paragraphs 24 and 35. 
 

 Future advertising signage will detract from the area and 
distract drivers 

 
Officer comment: Advertising signage does not form part of this 
application as noted in Informative 4.  
 

 Development will extend beyond the red line site 
 
Officer comment: The required landscaping and fencing in Conditions 
3 and 4 are intended to define the site area and remove the 
possibility of any unchecked expansion.  
 
Traffic, access and parking 
 

 Increased traffic congestion onto the site and on surrounding 
roads 

 Increased traffic conflict, including pedestrians and school 
children waiting for buses 

 Safety implications from speeding lorries upon pedestrians 

 The access is ROW only and of insufficient width for HGVs 

 Unsafe arrangements for cyclists and pedestrians accessing 
the site 

 Pedestrian access along the pathway will be compromised and 
formal access should be provided 

 Access to 80A Reading Road is not shown and would be 
adversely impeded and result in potential collisions 

 Lack of sightlines leaving 80A Reading Road 
 
Officer comment: The proposal has been reviewed by the Council’s 
Highways Officer and no objection is raised. The level of traffic 
generation is suitable for the access road and conflict is unlikely at 
the entrance to Reading Road. Access widths are acceptable, shared 
pedestrian access is suitable on safety grounds and there is no 
unreasonable impact upon sightlines from 80A Reading Road. 
Informative 1 notes ownership requirements from BT, who are the 
owners of the roadway. Refer to ‘Access and Movement’ for further 
details.  
 

 Widening of access is unnecessary 

 Widening of the road implies increased traffic 
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 Widening of road is underhanded 
 
Officer comment: The widening of the access allows for two way 
movement for 90m of the 150m access road, which allows for better 
management of access. As noted above, the likely trip generations 
will reduce. The width of the road alongside 80A Reading Road is 
unchanged but this does not preclude access for larger vehicles.  
 

 Width of the road network is inadequate to accommodate wider 
vehicles 

 Traffic study should not have been passed 

 Transport Assessment is inadequate 
 
The Council’s Highways Officer does not oppose the findings of the 
Transport Statement. Of note, the maximum width of an articulated 
vehicle accessing the site is 2.6m. Given the modest size of the 
commercial development, there is likely to be a low level of 
movement of such vehicles and the implications for traffic flows on 
surrounding roads beyond the immediate intersection of the site with 
Reading Road is negligible and not unreasonable.   
 

 Restriction on vehicle sizes should be imposed 

 3.5 tonne limit should be retained 

 Types of vehicles are not specified 
 
Officer comment: With a widening of the access road, there are no 
justifiable planning reason, including neighbour amenity, to restrict 
the type of vehicles. It was therefore not necessary to include a 
tonnage limit on the type of vehicles. 
 

 Widening of the road will increase vehicle speeds 
 
Officer comment: The width and length of the access road is such 
that it would not result in an adverse increase in vehicle speeds.  
 

 Access is only widened on the southern side 
 
Officer comment: The access is widened at its southern side as this 
falls within 78 Reading Road. It is done to allow increased turning 
space and it allows for a 16.5m vehicle to exit or enter the site from 
the north or south, as demonstrated by the swept path plans 
submitted with the application.  
 

 Road surface is in poor condition and this will be exacerbated 
 
Officer comment: The roadway is privately owned and is not a 
subject of planning consideration.  
 

 No quantifiable data for articulated vehicles 
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Officer comment: The turning and parking area within the site could 
only accommodate one articulated vehicle at a time.  
 

 Traffic surveys are from November 2018 

 Trip generations do not include total daily movements 

 TRICS calculations are inaccurate because the site is mostly 
Cass B8 

 TRICS data should be provided  
 
Officer comment: The site circumstances and road conditions have 
not altered sufficiently to render a 2018 survey unacceptable for the 
purposes of this assessment. The number of trip movements is given 
as 19 daily trips, with AM and PM peak trips specified therein. The 
use mix includes Class B1 and B8 and this has not adversely 
affected the TRICS data, which is published at the end of the 
Transport Statement.  
 

 Noise assessment was undertaken on a school holiday 
 
Officer comment: The survey was undertaken across a period that 
included school term, holidays and the weekend. This is entirely 
reasonable.  
 

 Crash data is inaccurate 
 
Officer comment: The Transport Statement indicates that there is no 
data of collisions in the vicinity of the site in the past five years. This 
is correct. Accidents have occurred in the immediate vicinity but they 
are either more than five years ago and/or well removed from the 
intersection. The extent of data is not sufficient to warrant concern on 
traffic safety grounds.  
 

 Amendments to the roadway require permission from the 
landowner (BT) to ensure protection of underground 
infrastructure 

 
Officer comment: The widening of the access road is wholly within 
the ownership of 78 Reading Road. Any additional works within the 
existing roadway are subject to permission from the landowner, 
which the applicant is aware of and which is noted in Informative 1. 
 

 No electric vehicle charging 
 
Officer comment: Whilst EV charging points are supported, there is 
no statutory requirement for these to be provided as part of this 
particular development.  
 
Neighbour amenity 
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 Increased noise, including from traffic movements 
 
Officer comment: The level of noise disturbance to surrounding 
properties, and in particular to 80A Reading Road, is acceptable, as 
noted in paragraphs 38-45.  
 

 80A Reading Road is engulfed by development 
 
Officer comment: Because the proposal will utilise an existing access 
road, this is unchanged from the existing arrangement.  
 

 Light pollution 
 
Officer comment: External lighting is not permitted, as noted in 
paragraph 46 and Condition 16. 
 

 Excessive hours of use 
 
Officer comment: As discussed in paragraph 44, the operating hours 
have been curtailed in Condition 12.  
 

 Noise assessment is from October 2018 
 
Officer comment: The noise assessment is acceptable for the 
proposed use, particularly as it is not envisaged that the site 
circumstances have changed to any significant degree.  
 

 Vibration and pollution from traffic movements 
 
Officer comment: The number of traffic movements is not sufficient to 
warrant concern.  
 
Unauthorised works 
 

 Buildings have had illegal works and uses and therefore there 
is no legal use on the site 

 
Officer comment: There is a lawful use on the site, as noted in 
Principle of Development’. 
 

 High likelihood of future non-compliance 
 
Officer comment: Although this is based on the previous site history, 
it remains speculative and does not form a consideration in this 
application. Condition 4 does, however, require boundary fencing to 
the southern boundary and this would remove the possibility of 
expansion of any uses outside of the site boundary.  
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 The site will later be expanded onto surrounding land as this 
owned by the same owner 

 Will lead to increased expansion of skip hire business and 
additional parking of skips and associated vehicles 

 Broad application of Class B use allows for different types of 
activities 

 
Officer comment: The application is for Class B1 and B8 use and any 
expansion beyond the site boundaries is not the subject of this 
application. There is no proposal for the site to be occupied by a skip 
hire business (whether or not it is associated with the 
owner/applicant) could only be accommodated if it were to relate to 
the storage of the skips only and not include any transfer of waste 
(which would make it Class B2) or if it included an office or was open 
to the public (making it sui generis). 
 
 Ongoing non-compliance with enforcement notices 
 Hardstanding still remains on site and meadows and orchards 

have not been reinstated 
 
Officer comment: The Enforcement department have confirmed that 
there are currently no enforcement matters relating to the subject 
site. Orchards and meadows were removed on the adjoining 
landholding and it was not expedient to require their reinstatement 
given the horticultural use had ceased. 
 

 Has been encroachment into 80A Reading Road 

 Building has been demolished on land in 80A Reading Road 
(see 2015 enforcement notice) 

 
Officer comment: This is outside the subject site and outside the 
scope of planning consideration.  
 
Other 
 

 Is not connected to mains sewer 
 
Officer comment: Refer to Condition 7 which requires conformation of 
drainage details.  
 

 Lack of transparency with use and applicant 
 
Officer comment: The listed applicant on the application form is 
unchanged from the previous application. The mix of Class B1 and 
B8 uses on the site is unspecified but Conditions 12-16 make clear 
the extent of each use within the external areas.   
 

 Site address is deliberately incorrect 
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Officer comment: This is inconsequential for the assessment of the 
application but for clarity, the site address has been updated to 
specify that it relates to land behind 80 Reading Road.  
 

 Site plan is not to scale 
 
Officer comment: The site plan is acceptable for assessment 
purposes.   
 

 Documentation refers to Eversley, which is incorrect 

 Planning Statement is incorrect as there are three residential 
properties sharing the access 

 
Officer comment: This is noted but inconsequential to the 
assessment of the application.  
 

 Loss of property value 
 
Officer comment: This is not a relevant planning consideration.  
 

 Consultation has occurred over the festive period to avoid 
scrutiny 

 Lack of consultation (site notice and coverage) 

 Consultation should have included The Street 
 
Officer comment: Neighbour consultation was undertaken in 
accordance with the Statement of Community Involvement. This did 
not include the requirement for a site notice but did include an 
extended period to accommodate Bank Holidays over the Christmas 
and New Year period. The inclusion of properties in The Street, 
which is in excess of 600m from the site is unnecessary, even on 
traffic grounds.  
 

 No thought has been given to the conservation area 
 
Officer comment: The site is not within or in the vicinity of a 
conservation area. The Street in Eversley is 470m removed from the 
site and the movement of traffic through the conservation area is not 
unacceptable.  

 

APPLICANTS POINTS 

There is also a strong emphasis on the importance of utilising brownfield land in both 
the NPPF and Development Plan. It is considered that this proposal meets the above 
requirements of Policy CP11. The proposal will not encroach or expand away from the 
footprint of the original buildings and would be considered to bring about environmental 
improvement by bringing the vacant site back into viable and effective use.  
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Policy CP3 of the CS sets out the general principles for development. The proposed 
change of use adheres fully to the principles set out within this policy through 
maximising the potential of the site whilst maintaining the existing built form. 
 
The proposal complies fully with the policies as contained within the adopted Local 
Plan, and benefits from the presumption in favour of sustainable development in line 
with the National Planning Policy Framework.  
 
Benefits of this proposal include re-use of previously developed land which will bring 
economic benefits to the area and regularisation of a currently vacant site. 

 

PLANNING POLICY 

National Policy NPPF National Planning Policy Framework 

 NPPG National Planning Policy Guidance 

Core Strategy DPD 
2010 

CP1 Sustainable Development 

CP2 Inclusive Communities 

CP3 General Principles for Development 

CP6  Managing Travel Demand 

CP7 Biodiversity 

CP8 Thames Basin Heaths Special Protection Area 

CP9  Scale and Location of Development Proposals 

CP11 Proposals outside Development Limits 

CP15 Employment Development 

Managing 
Development Delivery 
Local Plan 2014 

CC01 Presumption in Favour of Sustainable Development 

CC02 Development Limits 

CC03 Green Infrastructure, Trees and Landscaping 

CC06 Noise 

CC07 Parking 

CC09 Development and Flood Risk 

CC10 Sustainable Drainage 

TB11 Core Employment Areas 

TB20 Service Arrangements and Deliveries for 
Employment and Retail Use 

TB21 Landscape Character 

TB23 Biodiversity and Development 

Supplementary 
Planning Documents      

BDG Borough Design Guide (Sections 7 and 8) 

 

PLANNING ISSUES 

 
Description of Development 
 
1. The proposal involves the use of part of the existing site for Class B1 (light 

industry) and Class B8 (storage and distribution) uses, including two existing 
buildings, and open area storage within the surrounding curtilage. It is intended to 
be a flexible arrangement, being made available for more than one client for 
storage units and vehicles, where relevant.  
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2. It includes widening of the access road from Reading Road for HGV access, 
access via an existing unused entry and car parking for 16 vehicles and cycle 
parking.  

 
3. The proposed hours of use as submitted with the application are 7am-9pm 

Monday to Saturday and 8am-2pm on Sundays and Bank Holidays.  
 
Description of Site 
 
4. The site measures approximately 0.25 hectares (as part of a wider holding 

measuring 0.985 hectares) and occupies a backland site behind a row of modest 
detached dwellings set within an irregular pattern of development on the eastern 
side of Reading Road. On the wider site are two modestly sized industrial 
buildings concentrated at the northern western portion of the site (that forms the 
application site) with gravel and remediated landscaping forming the surrounding 
wider curtilage.  

 
5. Whilst the site is within the countryside, it adjoins a timber mill to the south, a 

phone exchange building to the north and a dwelling house known as 80A 
Reading Road, under separate ownership, between the two access routes into the 
site. Open countryside adjoins to the north and east.  

 
Principle of Development 
 
6. The National Planning Policy Framework has an underlying presumption in favour 

of sustainable development which is carried through to the local Development 
Plan. The Managing Development Delivery Local Plan (MDD) Policy CC01 states 
that planning applications that accord with the policies in the Development Plan 
will be approved without delay, unless material considerations indicate otherwise. 

 
Employment uses 
 
7. Policy CP15 of the Core Strategy permits minor business extensions of existing 

uses outside of Core Employment Areas (underlined emphasis added). Relative to 
the approved areas and uses of the Class B8 use in F/2008/2064, the proposal 
represents a minor business extension of an existing use and is acceptable on this 
basis.  

 
Location in the Countryside 
 
8. The site is located outside the settlement boundary and in the countryside and 

Policy CP11 of the Core Strategy does not normally permit development outside of 
development limits. Exceptions include where it involves a sustainable rural or 
recreational enterprise, does not lead to excessive expansion away from the 
original building and is contained within a building suitable for conversion.  

 
9. However, paragraph 80 of the NPPF seeks to create the conditions in which 

businesses can invest, expand and adapt. Significant weight should be placed on 
the need to support economic growth and productivity, taking into account both 
local business needs and wider opportunities for development. Paragraph 83 also 
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aims to promote the sustainable growth and expansion of all types of business in 
rural areas, both through conversion of existing buildings and well-designed new 
buildings and the development and diversification of agricultural and other land-
based rural businesses. It must, however, be read in the context of paragraph 84, 
which states that it is ‘important to ensure that development is sensitive to its 
surroundings, does not have an unacceptable impact on local roads and exploits 
any opportunities to make a location more sustainable (for example by improving 
the scope for access on foot, by cycling or by public transport). The use of 
previously developed land, and sites that are physically well-related to existing 
settlements, should be encouraged where suitable opportunities exist.’ 

 
10. A Class B use within this countryside site does not strictly satisfy the above 

requirements and would be contrary to Policy CP11 though this is to be balanced 
against Section 6 of the NPPF, which aims to sustain economic growth within rural 
businesses. However, it first requires a consideration of the site history, which 
includes a large number of refused planning applications, dismissed and upheld 
appeals as well as enforcement action for unauthorised buildings, works, 
hardstanding and uses. 

 

 
Past and present uses within the wider landholding 
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11. The land to the rear of 80 Reading Road (being the application site) was 
historically used for turkey rearing until 1993. This includes buildings 1-7 and the 
wider area shaded blue on the aerial view above.  

 
12. The agricultural buildings eventually fell into disuse and by 1993, application 

40783 sought and granted approval for the change of use of building 4 only from 
agricultural to Class B1 use with associated access and parking. Conditions 
attached to the permission included: 

 
3) The demolition and removal of the remaining buildings (1-3 and 5-7) 
5) Use limited to Home Installations Ltd and IJM Plumbing and Heating only 
6) Use limited to electrical and plumbing contractor’s office/depot only 
7) Hours limited to 7:30am-6pm (Monday to Friday) and 8am-1pm on Saturdays 
8) No vehicle over 3.5 tonnes 
9) Approval of landscaping details to screen building 4 
11) No external lighting 
13) No storage, industrial of business use outside of the building, except for 

parking, manoeuvring, loading and unloading 
 
13. An appeal (H0330/A/93/230988) against Conditions 3 and 5-7 of 40783 was part 

upheld, with Conditions 3, 5 and 6 removed and Condition 7 (hours of use) 
retained. As such, it allowed for a lawful use of Building 4 (comprising a footprint of 
250m2) for Class B1 use with associated external parking and access. The only 
conditioned limitations related to hours of use and no external storage. The 
balance of the site remained in agricultural use (highlighted grey). 

 
14. Four further applications for the expansion of the Class B use were submitted 

between 1993 and 1999, all of which were refused, with one appeal dismissed. A 
waste transfer station was unlawfully commenced circa 2000 and following a 
refused planning application, dismissed appeal and enforcement action, it 
eventually ceased circa 2005. 

 
15. F/2008/2064 then granted approval for a change of use of buildings 3 and 4 from 

the lawful Class B1 use to Class B8 to allow for the storage of eight minibuses 
(maximum 3.5 tonnes) within an expanded area (shaded yellow). Conditions 
attached to the permission included: 

 
3) Class B8 use only 
4) The demolition and removal of Building 2 
5) Hours limited to 7:30am-5:30pm (Monday to Friday) and 7:30am-11am on 

Saturdays and Sundays 
6) No vehicle over 3.5 tonnes 
7) Maximum of eight minibuses 
8) Approval of landscaping details 
9) No external lighting 

 
16. A review of the officer report suggests that the buses were to be stored within 

building 4 but there is no specific condition requiring this. The surrounding area 
would be used for parking but there was no approved parking plan. A subsequent 
application to increase the number of buses to 40 was refused. 
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17. Building 2 was initially demolished and replaced with a new building, which was 

eventually demolished as part of enforcement proceedings. The bus storage 
business was discontinued by 2014 as F/2014/2170 was then submitted to the 
Council, which sought retrospective approval for the retention of building 2 and 
use of buildings 2-4 (total area of 350m2) and surrounding hardstanding as Class 
B2 use. The application was refused and associated appeals against the 
enforcement notices were dismissed.   

 
18. Whilst outside of the application site, the land to the south (or behind 76 Reading 

Road) is within the same ownership. It comprises a horticultural use (shown as 
green) and includes ancillary farmgate sales and ancillary office sundries. The use 
has long been discontinued.  
 

19. The proposal seeks to utilise buildings 1, 3 and 4 for Class B1 use and the 
surrounding curtilage for Class B8 open air storage and vehicle parking and 
access.  

 
20. Buildings 1, 3 and 4 are lawful structures as part of the upheld appeal for 40783 

and this is reinforced in the assessment of the most recent refusal in 2014. 
Buildings 3 and 4 have a Class B8 use and a restrictive condition in F/2008/2064 
limits any change of use without planning permission. Ordinarily, such a change of 
use could be undertaken as permitted development under Class I of Part 3 of the 
GPDO. This is because a Class B1 use is intended to be a use ‘which can be 
carried out in any residential area without detriment to the amenity of that area by 
reason of noise, vibration, smell, fumes, smoke, soot, ash, dust or grit’.  

 
21. The Council concludes that whilst the type of use is not yet specified, a Class B1 

use within Buildings 3 and 4 is entirely reasonable for this locality (as explained in 
‘Neighbour Amenities’) and this is reinforced by its original Class B1 use approved 
in 1993. In that case, the site accommodated a plumbing business and the Council 
would expect a similar type or intensity of use as part of this application.   

 
22. Building 1 would be converted from its current agricultural use to Class B1 use. 

There have been several applications in the past that have proposed to change 
the use of the building that have subsequently been refused. However, they have 
either formed part of a wider intensification of the site or failed to resolve access 
issues of on-site manoeuvrability and access width. These issues are now 
resolved. 

 
23. In this case, there is a 132m2 increase in the Class B floorspace on the site. 

However, it is acceptable on account of the Class B1 use being appropriate in a 
residential area and the various conditions that have been imposed to ensure a 
satisfactory level of amenity for surrounding properties. The floorspace is also 
separated into two buildings, ensuring that there is no amalgamation of use that 
could have the potential for increased noise.   

 
24. Externally, the existing lawful use allows for a reasonable but undefined curtilage 

surrounding the buildings that is mostly confined to access and parking. The 
extent of proposed external Class B8 storage in this application will be less than 
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the existing Class B8 use, as the minibuses were viewed as stored items and not 
parked vehicles. The total volume would be constrained by the access and 
manoeuvring space for HGVs and would be no more than 200m3, far less than 
that anticipated by eight 3.5 tonne minibuses, which would be estimated at 400m3. 
The balance of the red line site area is assigned for car parking which is also 
acceptable on character grounds but regardless, is comparable to the existing 
approval.  

 
Site sustainability 
 
25. Policies CP1, CP6, CP9 and CP11 of the Core Strategy permit development 

where it is based on sustainable credentials in terms of access to local facilities 
and services and the promotion of sustainable transport. Expanding on this, 
paragraph 4.57 in the Core Strategy aims to prevent the proliferation of 
development in areas away from existing development limits as they are not 
generally well located for facilities and services and would lead to the increase in 
use of the private car.  

 
26. The site is outside of the settlement boundary but is situated within a collection of 

residential and non-residential buildings built along the spine of Reading Road 
between Finchampstead and Eversley. It is within easy walking distance of the 
nearest bus stop but the daily services are limited and not sufficient to support the 
daily commute of employees of a commercial business. Furthermore, there are no 
retail facilities within walking distance. Cycling is feasible given the existence of 
some infrastructure but it is less likely because of distances involved and speed 
limits on surrounding roads.   

 
27. The site exhibits limited sustainability credentials. However, when taking account 

of paragraph 84 of the NPPF, which aims to support the growth of businesses in 
rural areas and ‘recognises that sites to meet local business and community needs 
in rural areas may have to be found adjacent to or beyond existing settlements, 
and in locations that are not well served by public transport’ and given the 
lawfulness of the existing use and modest nature of the proposed expansion (1-8 
full time equivalent jobs), no objection is raised. 

 
Conclusion 

 
28. In conclusion, when accounting for the existing lawful use, the proposal represents 

an appropriate increase in the area of Class B1 floorspace, an indiscernible or 
negligible change in open Class B8 storage and a modest and entirely reasonable 
intensification of the site in an appropriate countryside and residential location. It is 
in accordance with the intent of Policy CP11, which is to maintain the quality of the 
environment and it is compatible with the NPPF insofar as it allows for an 
appropriate expansion of an approved rural enterprise without detriment to the 
character of the surroundings. The principle of the development is therefore 
acceptable, as is explored in the remainder of the report.  

 
29. An appeal from 2017 deals with a proposed change of use from Class B1 and B8 

to include Class B2 (general industrial) at Belscot, Reading Road, Finchampstead, 
which is 220m to the south east as the crow flies (APP/X0360/W/17/3177566). In 
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that decision, the Inspector noted that the NPPF is supportive of rural businesses 
and where there was an existing lawful use, the principle of the expansion was not 
unreasonable (paragraph 3). This extended to the principle of site sustainability.  

 
Character of the Area 
 
30. Paragraph 170(b) of the NPPF requires that planning applications enhance the 

natural and local environment by ‘recognising the intrinsic character and beauty of 
the countryside, and the wider benefits from natural capital and ecosystem 
services – including the economic and other benefits of the best and most versatile 
agricultural land, and of trees and woodland.’ 

 
31. Policy CP3 of the Core Strategy states that development must be appropriate in 

terms of its scale, mass, layout, built form, height and character of the area and 
must be of high quality design. RD1 of the BDG requires that development 
contribute positively towards and be compatible with the historic or underlying 
character and quality of the local area and this is reinforced in other guidelines, 
including RD3, RD4, NR1 and NR2. 

 
32. The proposal does not involve any additions or extensions to the existing buildings 

and this in itself poses no additional harm to the character of the countryside. 
External storage is not limited by condition but can only really occur in a small area 
adjacent to the boundary with the BT exchange as most of the site area is 
assigned for access.  

 
33. P2 of the BDG ensures that parking is provided in a manner that is compatible with 

the local character and NR10 of the states that car parking is to be unobtrusive 
and landscaped. NR3 also requires a positive arrival impression for all modes of 
transport.  

 
34. On these aspects, the proposal includes the widening at the access road and 

intersection with Reading Road. This has a degree of urbanising impact and would 
alter the frontage of the existing dwelling at 78 Reading Road. However, it is 
adequately resolved by Condition 3, which requires additional landscaping details 
and provision for pedestrian access and fencing to the street frontage, and 
Condition 4 which requires details of boundary treatments. Both are pre 
commencement requirements and would seek to ensure a softening of any built 
form arising from additional hardstanding. 

 
35. Within the site, parking is provided for 16 vehicles. However, this is not dissimilar 

to the existing lawful use, which is for eight minibuses and additional staff parking. 
Irrespective, the parking of vehicles on the site does not present an unreasonable 
impact upon the character of the countryside. The area is well removed from 
Reading Road, is sited alongside the existing buildings where there is no 
impression of encroachment and it would be ameliorated by the existing and 
proposed landscaping in Condition 3. 

 
Residential Amenities 
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36. The site lies to the rear of existing residential properties on Reading Road 
although in the immediate vicinity there is a BT telephone exchange to the west, a 
timber mill to the south, open paddocks to the north and west and a backland 
dwelling house immediately to the south west at 80A Reading Road. This property 
is the most affected by the proposal, partly because there are access roads 
around both sides of the property that effectively result in the property being 
landlocked. 

 
37. As some context, 80A Reading Road was originally associated with the subject 

site. It was approved at appeal in November 1989 as a rural workers dwelling 
associated with the adjacent turkey farm but conditioned to include anybody 
associated with agriculture in the locality. However, when the agricultural use 
ceased shortly after in 1993 and the subject site was changed to Class B1 use, the 
dwelling was separated in title. In this respect, the dwelling has always existed in 
amongst non-residential uses and a degree of impact is to be expected.  

 
Noise disturbance 
 
38. Policies CP1 and CP3 of the Core Strategy aim to protect neighbouring amenity 

and Policy CC06 and Appendix 1 of the MDD requires that development protect 
noise sensitive receptors from noise impact.  

 
39. The site adjoins residential areas to the west, including the immediately adjacent 

property at 80A Reading Road. The use of the site is likely to result in some noise 
in close proximity to residential receptors, including from increased traffic 
movements and larger vehicles along the access road, including via the access 
road to the northern side of 80A Reading Road. However, it should also be noted 
that whilst the site is vacant at present, the site has a lawful existing Class B use, 
with greater associated movements of minibuses and an existing timber mill is 
located on the site further to the south.  

 
40. A Noise Assessment was submitted with the planning application. It included two 

noise receivers – at the southern boundary of 80A Reading Road and northern 
boundary of 78 Reading Road. It concludes that noise levels at 80A Reading Road 
are heavily influenced by activities at the timber mill to its south. The properties on 
Reading Road are negligibly affected by the timber mill, with the main noise 
source being road traffic.  

 
41. The conclusion to the Nosie Assessment notes that ‘given the small number of 

additional daily vehicle access movements associated with the B1 and B8 use 
classes, and in the context of existing road traffic and commercial sound impact, 
the assessment findings indicate that noise impact from the proposals is likely to 
be minimal at all identified most-affected receptors.’ 

 
42. There is no end user of the site at present. However, there is already a lawful 

Class B8 use on the site (and its current inactivity does not render it discontinued), 
there was a previous Class B1 use on the site up to 2008 and permitted 
development rights ordinarily allow the change of use between these two uses 
without planning permission. This is because the definition of a Class B1 use is 
such that the use would be free of any vibration, smell, fumes, smoke, soot, ash, 
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dust or grit. Were it not to be, the role of the Council’s Environmental Control 
Officer is to undertake Compliance and Enforcement of these type of businesses. 

 
43. On this basis, the Council’s Environmental Health Officer raises no objection to the 

proposal, subject to conditions including additional details of noise measures prior 
to occupation (Condition 5) and limitations relating to the external storage and 
lighting (Conditions 13-16), the latter of which would have the effect of limiting any 
external activity to daylight hours only.   

 
44. This also includes limitations upon operating hours. The proposed hours of use 

are outlined as 7am-9pm Monday to Saturday and 8am to 2pm on Sundays and 
Bank Holidays. These are viewed as excessive on noise disturbance grounds, 
including noise arising from traffic movements along the access road. Condition 12 
instead limits the use to 7:30am-6pm on weekdays and 8am to 2pm on Saturday. 
No trading is allowed on Sundays and Bank Holidays. This would contain any 
ordinary noise arising from business activities to normal trading hours and when 
background noise levels are higher. It is also entirely consistent with the previous 
Class B1 and B8 permissions for the site, which have been supported by 
Inspectors in previous appeal decisions and there are no overwhelming 
circumstances to depart from these previous conclusions.  

 
45. In the Belscot appeal referred to above, the Inspector concludes at paragraph 15 

that there would be no noise disturbance to neighbour residences arising from a 
Class B2 use. Albeit for a more intensive Class B2 use, there are similarities in this 
application in terms of separation distances to established residential development 
on Reading Road.  

 
Overlooking 
 
46. Given there are no changes to the existing buildings and with the nature of the 

Class B use and the adequate levels of separation to the nearest residential 
property at 80A Reading Road, there are no perceived adverse outcomes on 
visual privacy grounds. 

 
Sunlight and Daylight/Overbearing and Sense of Enclosure 
 
47. R16 of the BDG requires separation distances of 1.0m to the side boundary and 

11m to the rear boundary and R18 also aims to protect sunlight and daylight to 
existing properties. There are no changes to the built form and even when 
accounting for the potential for low level external storage (limited to 2m in height 
by Condition 13), there is sufficient separation to 80A Reading Road such that no 
objections are raised on light and dominance grounds.   

 
Light Spill 
 
48. Despite the proposed operating hours being 7am-9pm on Monday to Saturday and 

8am to 2pm on Sundays, the proposal does not propose any external lighting even 
though such details were requested as part of pre application advice. On this 
basis, to protect the character of the countryside, neighbour amenity and local 
wildlife, eternal lighting it is expressly prohibited by Condition 16. Headlight glare 
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from passing vehicles is also unlikely to pose an issue as the access road is 
straight.  

 
Other matters 
 
49. A Class B1 use implies that the proposal would be free of any vibration, smell, 

fumes, smoke, soot, ash, dust or grit. The Council does not raise objection on any 
of the above grounds. Class B1 is confined to the interior of the three buildings 
such that there should be no transmission of smoke, soot, ash, dust or grit. The 
parking area is mostly hard paved and would also not lead to adverse dust. There 
is also unlikely to be any adverse levels of vibration or smell or fumes, and this 
aided by the separation distances between the buildings and the nearest 
residential property.  

 
Access and Movement 
 
Car Parking 
 
50. Policy CC07 and Appendix 2 of the MDD stipulates minimum off street parking 

standards. Different parking rates apply for Class B1 and B8 uses and the use mix 
is not specified as part of this application. However, based on a floor area of 
400m2, a total of 11-16 spaces are required and a total of 16 spaces are provided, 
which accords with this requirement. Three spaces (19% of the total spaces) are 
assigned as disabled, which is also acceptable.  

 
51. The widening of the access road serving the site impedes upon existing parking 

arrangements at the rear of the residential property at 78 Reading Road but these 
are compensated elsewhere on the site with no net change in on site car parking 
and no adverse impact upon the existing provision of amenity space for the 
dwelling. 

 
52. Open air or external storage forms part of the application. Whilst the parking 

requirements do not relate to external storage, Policy CC07 allows for flexibility in 
the approach. In this case, the amount of external storage is constrained to a small 
area of the site, most likely alongside the boundary with the BT exchange and is 
restricted to 2m height by Condition 13. As such, the level of parking is considered 
to be appropriate when accounting for all uses across the site.  

 
53. P3 of the SPD notes that parking spaces are to be a minimum of 5m x 2.5m and 

there should be 6m separation between the two rows of parking spaces to allow 
for safe manoeuvring. This is achieved.  

 
Access 
 
54. Paragraphs 108-110 of the NPPF require safe and suitable access to the site can 

be achieved for all users including pedestrians, cyclists and vehicles and that 
development should only be prevented or refused on highways grounds if there 
would be an unacceptable impact on highway safety, or the residual cumulative 
impacts on the road network would be severe. Policy CP6 of the Core Strategy 
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also requires mitigation against any adverse effects upon the local and strategic 
transport network and the enhancement of road safety. 

 
55. The proposal includes a widening of the entrance onto Reading Road and along 

the access road to about 6.5m allow the movement of larger articulated vehicles 
up to 16.5m in length and 2.6m in width. The widening works are supported on 
highways grounds as it allows for two way movement for 90m of the 150m length 
of the access road, thereby reducing potential conflicts. It would also allow for 
improved access to garages at 78 and 82 Reading Road. 

 
56. Swept path plans have been submitted with the application, including for access 

for articulated vehicles and disabled spaces. There is no conflict between open air 
storage and access and manoeuvrability through the site and the widening of the 
access allows for improved turning to and from Reading Road, including for 
articulated vehicles and there would be no reason for vehicles to affect pedestrian 
movements.  

 
57. On the aspect of articulated access, the two previous Class B permissions limited 

vehicles to no larger than 3.5 tonnes, the equivalent of a 17 seater minibus. This 
condition is no longer relevant given the widening of the access roadway. 
However, the modest scale of the two buildings and the limitations imposed by the 
Class B8 storage area are such that larger vehicle movements will be the 
exception (and when it is, the site would only accommodate one vehicle at a time) 
and not the norm. 

 
58. Visibility splays have been provided, showing sightlines to 120m to the south and 

60m to the north. This is acceptable on account of the measured 85th percentile 
speeds along the 40mph road. The splay intersects the front garden of 78 Reading 
Road to the south, although this is in the same ownership as the subject site and 
can be accommodated on this basis. Condition 11 requires its retention. Of 
additional note, there have been no identified accidents in this part of Reading 
Road in the past five years.  

 
59. The owner of 80A Reading Road has raised specific concern about potential 

conflicts at the intersection of the access road and driveway entrance to 80A 
Reading Road. However, this is an existing situation and largely as a result of the 
high walls that extend either side of the entrance that impede sightlines.  

 
60. Pedestrian access is shared along the access road and potential conflicts may 

arise as a result of increased traffic movements. However, pedestrian movements 
would mostly be limited to the occupants of 80A Reading Road and the widening 
of the roadway along part of the road would improve the existing walking 
environment such that no issues are raised.  

 
Traffic Generation 
 
61. The access road is owned by BT and is also shared with the timber mill, the 

application site, 80A Reading Road and garage access for 78 and 82 Reading 
Road.  
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62. A Transport Assessment was submitted with the application and it recognises that 
there would be no increase in trip rates in excess of the previous use when using 
TRICS data. This finding is not disputed by the Council’s Highways Officer. It is 
recognised that the site has remained vacant in recent years but this is not 
determinative for the assessment of the application as the use can be 
recommended at any time.  

 
63. The previous approved use related to the storage and movement of up to eight 

minibuses. The documentation for F/200/2064 stated that the minibuses were 
used for the transportation of people with learning disabilities and trip movements 
were quoted as 26 vehicle movements across the day, including buses and staff 
vehicles. The officer report does not dispute this reasoning and raises no objection 
traffic generation grounds, noting that the appeal decision relating to the previous 
Class B1 use (A/93/230988) considered 28 daily movements per day, not 
including any movements associated with the public).  

 
64. The TRICS calculation suggest a total of 19 daily movements and the Council’s 

Highways Officer does not oppose this, particularly given the proposal seeks to 
reuse existing buildings. This represents a 32% reduction in trip movements to and 
from the site compared to the current lawful use. This would suggest that there 
would be a reduction in potential conflicts at the intersection on Reading Road and 
on surrounding roads. Moreover, in the context of the other users of the access 
road, the traffic implications of the proposed use are minimal and no objection is 
raised.   

 
65. As such, it is considered that the proposal represents an improvement from the 

existing arrangement on traffic generation grounds and on safety and conflict 
grounds. 

 
Cycle Parking 
 
66. Policy CC07 and Appendix 2 of the MDD stipulates minimum cycle parking 

standards and Policies P2 and P3 of the SPD ensure that it is conveniently 
located, secure and undercover and provided where it is compatible in the 
streetscene. A total of 2-3 spaces are required and the application includes 
provision for four Sheffield stands alongside the two buildings, which could 
accommodate eight bikes. Whilst not undercover, there is also internal space that 
could serve as temporary storage and it is conveniently located adjacent to the two 
buildings such that the current proposal represents a reasonable outcome 
particularly given the countryside location.  

 
Flooding and Drainage 
 
67. Policy CC09 of the MDD requires consideration of flood risk from historic flooding. 

The site and access thereto is located within Flood Zone 1 and the proposal 
represents no additional flood risk or vulnerability and is therefore acceptable. 

 
68. Policy CC10 of the MDD requires sustainable drainage methods and the 

minimisation of surface water flow. On-site drainage is largely unchanged although 
the additional access and parking will add to hard surfaces and these are required 
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to be permeable in Condition 6, where it is new. Subject to this requirement, no 
objection is raised.  

 
Landscape and Trees 
 
69. Policy CC03 of the MDD aims to protect green infrastructure networks, promote 

linkages between public open space and the countryside, retain existing trees and 
establish appropriate landscaping and Policy TB21 requires consideration of the 
landscape character.  

 
70. The site adjoins a Green Route (Finchampstead Road), which includes several 

entrances to the development at the rear of roadside residential dwellings, several 
of which are commercial enterprises. The Council’s Trees Officer raises no 
objection to the change of use and associated hardstanding, noting that trees 
surround the site but that there are no longer any trees of merit within. Part of the 
site has been remediated as part of previous enforcement proceedings to 
comprise turf and the partially tree lined boundary is to be retained, which aids in 
softening the impression of the existing buildings and the wider site. This should 
be enhanced further, including along the property boundaries, as required by 
Condition 3.  

 
71. Additional landscape details are also required for the widening of the entrance at 

Reading Road as the additional hard standing adds to an impression of 
urbanisation. This will require additional tree planting to adequately offset the 
impression upon the Green Route (without compromising the visibility sightlines to 
the south) and details are required by Condition 3.  

 
Amenity Space 
 
72. The widening of the access does not reduce the depth of the rear garden (which is 

otherwise overgrown and unused as amenity space) and it remains compliant with 
the minimum 11m guideline specified by R15 of the BDG. 

 
Contamination 
 
73. There is no known contamination on the site and whilst previous non-residential 

activities have been known to have been undertaken within the site, there is no 
change from a Class B use and therefore no additional vulnerability associated 
with the change of use.  

 
Ecology 
 
74. Policy TB23 of the MDD Local Plan requires the incorporation of new biodiversity 

features, buffers between habitats and species of importance and integration with 
the wider green infrastructure network.  

 
75. The site is located in habitat where bat roosts have previously been found and is 

adjacent to a strip of woodland. However, the habitat to be immediately affected is 
of low ecological value and unlikely to affect protected species. No objections are 
raised in terms of perceived impacts upon foraging and commuting bats and other 
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wildlife in the adjacent woodland, particularly as external lighting is already 
prohibited by Condition 16. 

 
Sustainable Design/Construction 
 
76. No building works are proposed.  
 
Waste Storage 
 
77. Policy CC04 of the MDD requires adequate internal and external storage for the 

segregation of waste and recycling. Class B1 and B8 activities on the site are 
likely to generate a degree of waste but is likely to be relatively lower than what 
would be generated from a Class B2 use were it proposed. A suitably sized area 
has been provided within the site and Condition 8 confirms this.   

 
The Public Sector Equality Duty (Equality Act 2010) 
 
78. In determining this application, the Council is required to have due regard to its 

obligations under the Equality Act 2010. The key equalities protected 
characteristics include age, disability, gender, gender reassignment, marriage and 
civil partnership, pregnancy and maternity, race, religion or belief. Policy CP2 of 
the Core Strategy also seeks to ensure that new development contributes to the 
provision of sustainable and inclusive communities, including for the disabled.  

 
79. There is no indication or evidence (including from consultation on the application) 

that persons with protected characteristics as identified by the Act have or will 
have different needs, experiences, issues and priorities in relation to this particular 
planning application and there would be no significant adverse impacts as a result 
of the development. There is level access to the two existing buildings and a total 
of three disabled parking spaces have been provided, which satisfies the Council’s 
requirements. 

 
Thames Basin Heaths Special Protection Area 
 
80. Policy CP8 of the Core Strategy states that where development is likely to have an 

effect on the Thames Basin Heaths Special Protection Area (TBH SPA), it is 
required to demonstrate that adequate measures to avoid and mitigate any 
potential adverse effects are delivered. The site is within 5km of the TBH SPA but 
the scope of the works are minor whereby there will be no foreseeable impact 
upon the SPA. The proposal is therefore acceptable in terms of Policy CP8 of the 
CS.  

 
Community Infrastructure Levy 
 
81. The application is not liable for CIL payments because there is no increase in floor 

area. 
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CONCLUSION 

82. The application involves an increase in land assigned for Class B use on a site 
with a lawful Class B8 use and past use as Class B1. Despite its countryside 
location near to existing residential properties, there is a minimal impact upon the 
countryside setting and no unreasonable harm to neighbour amenity and the 
proposal is unlikely to result in any unreasonable traffic issues (and associated 
impacts).  

 
83. When weighing the planning balance, the proposal represents a modest and 

appropriate business expansion which is acceptable when considered against the 
limited identified harm. Approval is recommended, subject to various pre 
commencement conditions in Conditions 3-6 and use limitations in Conditions 12-
16. 

 
84. The most recent refusals for changes of use on the site (VAR/2008/2674 and 

F/2014/2170) cited harm to the character of the area, substandard access and 
traffic conflicts and impacts upon neighbour amenity as reasons for refusal. The 
subject application addresses these matters in adequate detail such that the same 
concerns are not raised in this application – the scale of the proposal is less, 
access arrangements are measurably better and the intensity of the use is not 
excessive on noise grounds.  

 
85. With the exception of the limitations on the maximum vehicle size (3.5 tonnes), all 

the relevant conditions applied in the two previous change of use planning 
permissions have been replicated in this application.  
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