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1. INTRODUCTION 

1.1. This Planning Statement has been prepared to support a resubmission of 

application 240307 which was refused by the Council on 26 July 2024 (and 

currently subject of an ongoing written representation appeal 

(APP/X0360/W/24/3350981). 

1.2. The original application was refused for two reasons  

 

1.3. The original application was for a new Members retail club to serve the Brethren 

church, operated by Zest Trading UK Ltd (a not for profit business), trading as 

Campus & Co. to provide a store (Members club) to serve the local congregation 

of the PBC Brethren church, to replace an existing store located at Arkwright 

Road, Reading which is neither well located to the spread of customer’s dwellings, 

nor linked to the existing main hall, thereby reducing overall trips of the 

congregation. 

1.4. The proposed location is part of the existing main hall site, which provides a 

synergy and linked trip potential as well as being far more centrally located to 

households. Once consent is granted, RGHT will grant a long-term lease to Zest 

Trading UK Ltd. 
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1.5. There is no change to the proposed use as previously submitted. 

1.6. The Council in their appeal evidence confirmed that the proposal was acceptable 

in principle, based on the fact it is a retail members club. 

 

1.7 During this application determination the applicant will update the UU submitted 

to the appeal with new references to support this re-submission. 

1.8 The only changes are to address the Highways reason for refusal by moving the 

proposed access to a new one east of the site and improve the separation from 

the Main Hall / School accesses. 

 

1.9 This has required the building to move within the site and the layout for parking, 

deliveries and planting to change. 

1.7. The building will be the same sensitive single-storey building with green sedum 

mansard roof but moved west to adjacent the hall access. 

1.8. Key reports have been updated for this December 2024 resubmission – 
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• Transport Statement (S Woods) Nov 2024 

• AIA report  

• PEA & BNG report 

• Updated suite of plans  

1.9. The formal resubmission application comprises – 

• Application form and certificates. 

 

• CIL form 1 

 

• Planning Statement December 2024 update (Andrew Beard Planning). 

 

• Community Involvement Statement Feb 2024 

 

• Site Location Plan 731-00 

 

• Block Plan Drainage Strategy 731-03F (Paul Reeves Architectural) 

 

• Existing topographical plan and existing building elevations and floorplan 

(Compass Surveys Limited) 731-03B 

 

• Proposed Site Layout Plan 731-01H (Paul Reeves Architectural) 

 

• Proposed Elevations and Street scene 731-02F (Paul Reeves Architectural) 

 

• Transport Statement November 2024 (Steve Woods) 

 

• Speed Survey Results NDC November 2023 
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• Preliminary Ecological Appraisal & BNG (Ecology Partnership) November 

2024 

 

• Arboricultural Impact assessment Report November 2024 (Argenta) 

 

 

1.5 The application is submitted via Planning Portal reference PP-13601686 with a 

fee of £2,954 for the new building. 
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2. SITE LOCATION & DESCRIPTION 

2.1 The application site is located on Church Lane within Shinfield South Ward close 

to the M4 junction 11 at Three Mile Cross. The site sits in the middle of three 

settlements – to the north Reading, to the west Three Mile Cross and to the 

east Shinfield as shown below.

 

2.2 The site comprises the front plot of the main hall approved in June 2008 – 

reference 072185 – “Proposed erection of new gospel hall with car parking and 

landscaping amenities. New caretakers cottage with bat loft above. Access from 

Church Lane. Demolition of existing buildings”. 

2.3 The site is on a linear route parallel with the M4 linking Three Mile Cross to 

Shinfield. The site is well screened from the highway with the hall, and bat roost 
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building, and store and houses set back, with existing trees and hedgerow 

dominating the street scene. 
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Existing city hall    Existing ancillary buildings 

  

Existing access to City Hall Existing access for Members Club (to be 

closed) 

  

2.4 The site is ideally located within the centre of the congregation catchment area. 

Building to be replaced. 
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The coloured dots show the locations of existing households within the full RGHT 

congregation. 

The different colours indicate the sub groups which meet in the smaller halls for local 

services. 

All the congregation gather at the Three Mile Cross site for the combined larger 

services. 

The main hall and members retail club will serve the whole congregation from one 

central site and enable linked trips. Apart from Covid restrictions there have been 

typically five such meetings each week for the whole congregation. 

 

Existing temporary club 

Proposed site 
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2.5 The site is the front plot within the existing church site. A school has been 

approved and started adjacent. 

 

  

  

Main Hall 

School 
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3. SITE HISTORY & CONTEXT 

3.1 The key history to the site is approval reference F/2007/1888 – “Proposed erection 

of new gospel hall with car parking and landscaping amenities. New caretakers cottage 

with bat loft above. Access from Church Lane. Demolition of existing buildings”.  

3.2 The scheme then subject to approval F/2009/1229 – “Proposed erection of new 

gospel hall with associated car parking and landscape amenities, plus caretakers cottage 

with bat loft above, access from Church land and demolition of existing buildings 

(amendment to consent F/2007/1888.” 

 3.3 A variation of the 2009 consent VAR/2015/0839 was approved substituting final 

drawings, which has resulted in the existing site operating as a main hall. 

 

3.4 The whole site operating as a church falls within Use Class F.1f and the site is 

previously developed land. 

 

3.5 Application 240307 was refused primarily on highways grounds on 26th July 2024 

and is currently at written representation appeal. 

 

 Full application for the proposed erection of 1 no. detached single storey building 

to form a church community members-only retail club (Use Class Sui Generis) 

with associated parking and access following demolition of the existing building. 

 

3.6 This resubmission application moves the access and building to overcome the 

Highways reason for refusal. 
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4. POLICY CONTEXT 

 

4.1 The site falls within the administrative area of Wokingham Borough Council. 

 

4.2  The current Development Plan is made up of the - 

Wokingham Core Strategy (adopted January 2010) 

Managing Development Delivery Local Plan (adopted February 2014)  

 

4.3 The site is shown within the Policies Map as:  

  

  
 Copyright - WBC 

 

The site is located within Strategic development Locations (pink dots) but 

outside settlements. Three Mile Cross and Shinfield are modest development 

locations. 
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4.4 The update of the Local Plan to 2036 is at the early stages following the revised 

growth strategy consultation in 2021/22 and not expected to be adopted until 

the end of 2026 so cannot be afforded any significant weight. 

 

4.5 Key Policies are – 

 

 CP1 Sustainable Development 

 CP3 General Principles for Development 

 CP6 Managing Travel Demand 

 CP9 Scale and Location of development proposals 

 CP11 Proposals outside Development Limits (including countryside) 

 CP13  Town centres and shopping  

 CP19 South of The M4 Strategic Development Location. 

 CC02 Development Limits. 

 CC07 Parking 

 CC10 Sustainable Drainage 

 TB16  Development for town centre uses 

 TB21 Landscape character  

 TB23 Biodiversity and development 
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4.6 There is also a “made” Shinfield Neighbourhood Plan (2017)  
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5. SCHEME 

 

5.1 It is proposed to create a new access further south east along the frontage and 

move the building to the west boundary. 

 

5.2 The building will be used as a Members only retail club. (Sui generis) not a public 

shop under use class E(a) or F.2.  A UUs106 agreement will be submitted. 

  

 

 

 

5.3 The proposals will introduce new permeable paving areas, but these would drain 

to the facilities put in place for the larger main hall which has the capacity with 

linked 110mm pipes. 

 

5.4 The proposals will replant trees loss by the scheme. 

New site 

access. 
New 

building on 

site. 
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5.5 Previous surveys confirmed the existing building to be removed has no bat 

activity. 

 

5.6 The proposal is to deliver a building of 25m by 15m delivering a gross floorspace 

of external area of 375m2. The net internal area is 350m2. Floor space is set out 

below. 

 

Gross External area 375m2 

Net internal area 350m2        made up of - 

Net club display area 240m2 

Ancillary storage, goods area  80m2 

Toilets, small staff kitchenette   30m2  

Existing church building to be removed  78m2  

 

5.7 The building has been sensitively sized to provide for the needs of the members 

retail club to serve around 100 households and is single storey to ensure no 

adverse impact on the street scene. For visual and biodiversity gains the mansard 

roof is proposed as a green sedum roof.   

 

5.8 The unit is not used by the general public and will have no shop front and no 

external signage. 

 

5.9 It is for members use only and not open to the public. It is not advertised for 

general use. 

 

Use 
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Sui generis – retail members club. 

The operations at the premises will consist of wholesale delivery, mainly of food 

and household goods, and then onward sale to members of the Church 

community only. The store is run mainly by unpaid volunteers but with some 

unpaid part time jobs, and all profits are donated to the school charities. 

Campus & Co. are set up to support funding for the Brethren OneSchool Global 

UK sites, which provides education for children of the PBCC.  

 

Car Parking 

 

There will be 10 dedicated parking spaces allocated to the rear of the site. This 

provision is adequate given it only serves 100 households per week. 

   

 

Deliveries 

 

There will be a turning area for delivery vehicles to the side and front of the 

building to bespoke loading doors for. In terms of deliveries to the site, the 

store will operate the same as at the existing location in which 80% of items 

sold are obtained from one single supplier who provides a twice-weekly 
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delivery. These deliveries would be in rigid lorries of up to ten metres in length. 

The remaining 20% of items are delivered by small vans, with usually only one 

or two deliveries each week.’ 

 

 

 

 

 Scale and size 

 

The store will be utilised by approximately 100 households in the local area as 

shown on the map at paragraph 2.4 above.  

 

The net customer display area for the club is 240m2. 

 

The application in floor space terms is a ‘minor’ not major application. 

 

 

 

 

New access and 

turning facilities. 
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Context 

 

Whilst out of settlement, it is contained within an existing previously developed 

site, and node of development comprising church, school, businesses, and 

housing.  The approved primary school adjacent has been started and is extant. 

 

The facility is not new growth, but a facility for the existing church site. In terms 

of the nuclear consultation zone it will not bring people into the area, that are 

not already part of the area, it will not serve the general public. 
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6 KEY ISSUES 

  

Principle of development – accepted by the LPA on previous application, but 

justification retained in Statement as new application.  

 

RETAIL POLICY 

6.1 General retail strategy is to direct E(a) shops to a hierarchy of town centres / 

district centres and local parades. Proposals should ensure that the vitality and 

viability of existing centres are not adversely harmed. 

 

6.2 Shops are defined in the Use Classes Order as Class E(a) -  
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6.3 This proposal is not for the public, so it constitutes a retail club. (see Appendix A 

legal view) This is Sui Generis. 

 Sui generis' is a Latin term that, in this context, means ‘in a class of its own’. 

Certain uses are specifically excluded from classification by legislation, and 

therefore become ‘sui generis’. These include: 

• retail warehouse clubs 

 

6.4 The proposal does not impact adversely on retail strategy because: 

 

• It is not open to members of the public and therefore will not direct 

trade from other Wokingham centres – Town centre or district/local 

centres. 

 

• It is small scale, with a gross floorspace of only 375m2, (although floor 

sales area is a smaller net area 240m2 ). 

 

This shows it ‘de minimus’ nature and due to scale cannot create an 

adverse impact. In terms of scale it will not impact on other local public 

shops. 

 

It is below the 500m2 threshold in policy TB16. 

 

• The number of visitors is extremely low, with a local members community 

of approximately 100 households. The diversion of this trade is ‘de 

minimus’. This trade already takes place in an industrial unit in 

Reading at Arkwright Road. There were 62,474 dwellings or households 

in Wokingham in 2011, which means this proposal affects 0.001% of the 

population. This scale cannot harm existing retail provision.  

 

• Similarly, in terms of turnover, there cannot be harm. The approximately 

net profit is only £10,000 per month which is transferred to fund 
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OneSchool, which is a minimal spending to impact on the established 

retail hierarchy and is already directed to Arkwright Road. 

 

6.5 There will be no adverse retail impact from the members club given its minor 

scale and that it is not open for the general public or diverting any significant 

households or trade. 

 

6.6 The use would not be suitable within a centre, as it would take a unit out of 

general public use and would not be an E(a) use contributing to the health, 

vitality, and viability of those centres. It would be contrary to primary frontage 

policy. 

 

6.7 Additionally, the nearest district centre to the site is Three Mile Cross, but 

households already travel to the Reading club.   

 

6.8 The members retail club will not impact upon local centres due to 

 

• Sui generis does not open to public. 

• ‘De minimus’ 240m2 net sales to club members only 

• Distance and isolated location from those centres. It cannot draw trade 

away as members only. 

• If it was located in centre, it would create a ‘dead’ frontage harming 

vitality and viability. 

• Sales will be diverted from the existing members club premises in 

Arkwright Road, Reading, which will close. 

 

 

6.9 As a retail warehouse club, although not the scale of a warehouse it is a town 

centre use, normally requiring a sequential analysis, however policy TB16 does 

not require one for schemes under 500m2 In terms of a sequential analysis, the 

nearest centre is Three Mile Cross. 

 

• There are no vacancies in this centre. 
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• General public local shopping is provided by the village store and 

Budgens. 

 

• New public shopping will be required and served by future proposed 

Shinfield Village Centre and  in any event and this small-scale use will 

create no conflict with future provision. 
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At Three Mile Cross there is – 

 

Post office / general store / Budgens food store / Public House / Tyre services / Florist  

This will not be adversely affected by the private retail club. There are also quasi forms 

of retail close to the site in caravan and motorhome sales. 

  

 

6.10 The use is unique and bespoke as members only to a local congregation and 

thus does not create retail conflict and there are no sequentially preferable sites 

in the nearest centres, even if there were, this use would harm that centre as 

not open to the public.  

 

6.11 In terms of policy, it does not conflict with policy TB16.  

 

6.12 The building does not have the appearance of a shop and is an ancillary function 

to the overall main church use and site. 

 

6.13 In conclusion on retail, there is no adverse impact and no direct conflict with 

retail policies in terms of the size of the members club in relation to existing 

centres and the sequential test. The proposal is acceptable within policies CP13 

and TB16 as a Sui Generis small members only retail club and replaces an 

existing facility. 

Local shops 

Members 

club 

Quasi retail  
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6.14 The local community of RGHT needs to replace the existing store at Arkwright 

Road for the following reasons and moving it to the existing city hall site is a 

logical alternative location – 

• It is located within an employment business area and only has temporary 

permission expiring soon. 

• The landlord has development plans and could give notice to vacate at 

any time. 

• The layout of space is not convenient, and it is too small for efficient 

operation. 

• The location is not central for the customers. 

 

 

 RESIDENTIAL AMENITY 

 

6.15 The use is within an existing previously developed site and replaces an existing 

building. 

 

Existing store at Arkwright 

Road, Reading 
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6.16 The existing bat roost is also between the proposed building and the nearest 

two houses. The main hall is already larger and closer to existing residential 

properties. 

 

6.17 The noise, activity, use, deliveries etc. will be low level and all take place from 

the existing front access furthest away from existing houses. 

 

6.18 The hours of operation are within normal working hours and the parking area 

already partly exists. The resubmission scheme moves the building further away 

from the nearest houses. Overall, it cannot result in adverse harm to residential 

amenity of neighbours. 

 

 

Nearest neighbours. 

New access location. 
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 TRANSPORT / LOCATION (Key change access) 

 

6.19 The site location is central to the congregation households. It will therefore 

reduce the length of overall existing trips within the highway network. 

 

 

 

 

 

 

6.20 The scale of development gross 375m2 and net 240m2 usable members retail 

club floorspace will not generate significant trip generation. This has been 

accepted by the HA in their appeal evidence. It does not serve the wider public 

it only serves 100 households.  

 

Existing store – north of 

catchment of household 

members  

New site is far more 

central and reduces 

the length of trip for 

the majority of 

households.  
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6.21 The trips would otherwise be on the network accessing the existing store. 

 

6.22 The site also provides for linked trip opportunities with other church uses on 

site. 

 

6.23 Whilst the site is outside settlement it is – 

• Within an existing previously developed site, with large church and car 

parking areas. 

• Within the future proposed strategic development area which will be 

delivering significant major new development and upgrade of public 

transport services – Policy CP19. 

• It is outside the break required between villages and SANG between 

future master plan development; it will potentially become part of a 

developed area not countryside within a future settlement boundary. 

 

6.24 An updated Transport Statement has been prepared to support the amended 

scheme.  

 

6.25 The access has specifically been moved eastwards to address the previous 

reason for refusal. 

 

 

 

6.26 The existing access will be stopped up as previously envisaged. 
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6.27 A new access is now proposed further east away form the main hall access 

and school extant access. This gives greater separation and resolves the 

previous highway safety concerns. 

 

 

 

 

6.28 The current scheme should now be supported as responding to the previous 

refusal. 

 

LANDSCAPE / TREES 

 

6.29 The new building will now be moved within the site and result in some tree 

loss. 

 

6.30 The Arboricultural Impact Report has been updated and concludes – 

 

The proposed development requires the removal of several trees.  

Temporary tree protection measures during implementation will ensure that 

harm to the retained trees is minimised.  

Lapses in effective tree protection would be likely to cause serious harm to the 

trees. Protection measures must be strictly observed. 
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6.31 The new building will still be subservient in scale (single storey) to the 

buildings behind and includes a new green roof. Trees will still dominate the 

frontage and can be enhanced. 
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6.32 The building will be absorbed into the existing landscape character and retain a 

semi-rural character with mature planting. The street scene impact is minor scale 

within existing buildings and trees.  

 

  

 

 ECOLOGY 

 

6.32 The PEA and BNG has been updated for the new scheme. 

 

6.33 The scheme will result in a reduced BNG contribution so the applicants with 

submit a s106 to deliver off-site improvements to an accredited scheme. 

 

6.34 0.4 units is required to reach 10% net gain and 0.02 linear units which can be 

secured by condition. 

 

6.35 Mitigation measures are retained in terms of bird and bat boxes. 

 

6.36 Overall, there is no adverse ecological impact resulting from the proposal by 

off-site enhancements. 

 

6.37 The scheme will: 

 

• Retain as many trees as possible.  

 

• Plant native small trees within the site and along the frontage.  

 

• Plant a native species rich hedgerow along the frontage.  
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Significant frontage enhanced planting. 

 

 

FLOODING & DRAINAGE 

 

6.38 The site lies within flood zone 1 (shown in the EA flood map below) and is 

therefore considered to be at no risk of flooding. 
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6.39 When the main church hall was completed, it included a sustainable drainage 

surface water capacity that included for the whole site. Connections for the 

increased permeable area can be made to the existing car park scheme. 

 

6.40 Similarly, foul drainage can be linked to the existing treatment plant on site. 

 

6.41 The new works will be linked with the same drainage details. The scheme will 

utilise the storm drain attenuation and foul sewer treatment station to the rear 

of the church hall. 

 

6.42 There is no increase in flood risk within or outside the site by the proposed 

works.  

 

 

Drainage Block Plan  
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OTHER MATTERS 

 

6.45 In order to ensure the scheme absorbs into the landscape context lighting has 

been carefully thought out to provide safety whilst creating minimal impact on 

landscape and ecology. The site already has existing lighting columns and only 

three new 3m columns are proposed with hoods, baffles, and time sensors.  

 

  

 

 

6.46 Finally, the site falls within the Zone C 5km area for nuclear consultation. 
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6.47 However, it does not restrict development per se but consultants regarding 

the introduction of occupiers into the area with ONC. 

 

6.48 This proposed use is an existing church within the zone and is existing 

members only not serving the introduction of new public trips, visits, and 

users. 

 

6.49 Whilst there are other residential applications adjacent the site, these 

introduce new occupiers and are not comparable with this existing church 

ancillary facility that does not increase growth within the area. It serves 

existing church members at the site. Each application has to be treated on its 

own merits and there is no adverse harm in relation to the use within the zone 

as it is a PDL site within an existing complex of church and school. It does not 

create any new residential occupiers. 

 

6.50 As part of the previous application draft construction phase and end user 

emergency plans were discussed and proposed conditions can be attached to 

confirm final details prior to construction.  
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7 CONCLUSIONS 

 

7.1 The scheme is a bespoke retail club facility as a ‘members only’, ‘Sui Generis’ in 

planning use class terms, not open to the general public. It provides a members 

retail club for a church congregation. It will not impact upon the Town Centre 

retail strategy or local shopping parades due to its limited scale and limited 

customer base. It is not contrary to policy TB16 and will not harm other retail 

uses and already exists at a site in Reading to be replaced. 

 

7.2 The members club will generate extremely low numbers of traffic generation 

usually in association with other linked trips. Access is provided within existing 

road networks which would already be using the Reading club. 

 

7.3 The site location reduces overall length of trips being at the centre of the 

congregation. 

 

7.4 The site is closer to a lot of households that could now choose to walk, cycle, or 

use bus. The site can be used linked to other church activities on site.  

 

7.5 It is a ‘de minimus’ use and there are no severe transport impacts. A full Transport 

Statement supports the scheme with visibility plan. 

 

7.6 The new scheme has moved the access east to increase separation between the 

three accesses and resolve the previous highways reason for refusal. 

 

7.7 The introduction of a new building is sensitive to the landscape by being single 

storey, including a green roof and enhancing the boundary planting and can 

deliver +10% BNG with off-site credits. 

 

7.8 The AIA has been updated to ensure full protection of retained trees. 

 

7.9 The new hard surfaced areas will not adversely affect flood risk; it will utilise the 

same sustainable urban drainage system for the larger church site. 
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7.10 There are no amenity impacts arising from the use of the site impacting on 

Shinfield Lodge, The Rowans, or the Cottage. The access and entrance are furthest 

away from neighbours. 

 

7.11 The use will not increase flood risk, and the site is located entirely within flood 

zone 1. 

 

7.12 The revised scheme has fully addressed the previous refusal which was accepted 

in all regards except for Highways and s106 use restriction. These have been 

resolved.  
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APPENDIX A LEGAL OPINION 

 



Front plot, Shinfield Court, 

Three Mile Cross. Reading 

RG7 1HB.  

Updated Planning Statement.  

 

ABP / 0518 43 DECEMBER 2024 

 

 



Front plot, Shinfield Court, 

Three Mile Cross. Reading 

RG7 1HB.  

Updated Planning Statement.  

 

ABP / 0518 44 DECEMBER 2024 

 

 



Front plot, Shinfield Court, 

Three Mile Cross. Reading 

RG7 1HB.  

Updated Planning Statement.  

 

ABP / 0518 45 DECEMBER 2024 

 

 

 



Front plot, Shinfield Court, 

Three Mile Cross. Reading 

RG7 1HB.  

Updated Planning Statement.  

 

ABP / 0518 46 DECEMBER 2024 

 

 


