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1.0 INTRODUCTION 
 

The Appeal 
 
1.1 This appeal is lodged under Section 78 of the Town and Country Planning Act 1990 

(as amended), following non-determination by Reading Borough Council (‘RBC’) in 
respect of planning application reference 200328 (‘the Planning Application’). The 
planning application relates to land at Vastern Court, Vastern Way, Reading (‘the 
Site’) as identified on the Site Location Plan provided at Appendix 1.  The appeal is 
made on behalf of Aviva Life & Pensions UK Ltd (‘the Appellant’). 

 
1.2 This Statement sets out the case that the Appellant will make at appeal. The 

Appellant asks for the appeal to be heard by Public Inquiry.  
 

1.3 The Appellant will describe the appeal scheme which comprises an outline 
application for:  

 
“Outline planning permission with the details of access, appearance, 
landscaping, layout and scale reserved for later determination. A 
demolition phase and phased redevelopment (each phase being an 
independent act of development) comprising a flexible mix of the 
following uses: Residential (Class C3 and including PRS); Offices (Use 
Class B1(a); development in Use Classes A1, A2, A3 (retail), A4 
(public house), A5 (take away), D1 and D2 (community and leisure); 
car parking; provision of new plant and renewable energy equipment; 
creation of servicing areas and provision of associated services, 
including waste, refuse, cycle storage, and lighting; and for the laying 
out of the buildings; routes and open spaces within the development; 
and all associated works and operations including but not limited to: 
demolition; earthworks; provision of attenuation infrastructure; 
engineering operations.”  

 
1.4 The Planning Application was validated by RBC on 27th February 2020.  The draft 

Statement of Common Ground (SoCG) accompanying this Statement of Case (SoC) 
lists the documents submitted with the planning application; a description of the site 
and its surroundings; and all relevant national and local planning policy 
considerations.   
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1.5 The Reading Borough Local Plan (the “Local Plan”) was adopted on 4th November 
2019. The Site is located within Central Reading, and within the Central Core and 
Office Core, as defined on the Proposals Map. As such, Local Plan Policy CR1: 
Definition of Central Reading, applies, which directs major office and other main 
town centre uses to the Central and Office Cores.   
 

1.6 Additionally, the Site is included as an allocation under Policy CR11 ‘Station/River 
Major Opportunity Area’, specifically CR11e ‘North of Station’. The policy promotes 
mixed-use redevelopment, to include ground floor uses such as retail and leisure in 
order to ‘activate’ streets and the new northern station square. The policy states 
that upper floors should include uses such as offices and residential. A key aspect of 
the redevelopment should be to enable good pedestrian links and provision of flood 
risk mitigation. 

1.7 This Statement sets out the case that the Appellant intends to put forward at the 
Inquiry, and the documents that the Appellant intends to refer to in Evidence 
(Appendix 7). It is supported by separate Statements of Case from specialist 
consultants dealing with the topic areas noted below.  When providing the 
Appellants Case at Section 3, reference will be made to the supporting specialist 
Statements.   

 
 Appendix 2 Design Statement of Case prepared by Collado Collins 
 
 Appendix 3 Heritage Statement of Case prepared by Montague Evans 
 
 Appendix 4 Townscape Statement of Case prepared by Barton Willmore 
  
 Appendix 5 Transport Statement of Case prepared by Cole Easton 
 
 



Reading Station Park                                             The Proposals                                                                                                                                                                                                                                                                                                                

 

17127/A5/MJ/PN Page 3 December 2021 

2.0 THE PROPOSALS 
 
2.1  The Planning Statement submitted in support of the planning application subject of 

this Appeal provides a comprehensive and detailed overview of the Proposed 
Development. 

  
2.2 The description of development is as follows:  
 
 “Outline planning permission with the details of access, appearance, landscaping, 

layout and scale reserved for later determination. A demolition phase and phased 
redevelopment (each phase being an independent act of development) comprising a 
flexible mix of the following uses: Residential (Class C3 and including PRS); Offices 
(Use Class B1(a); development in Use Classes A1, A2, A3 (retail), A4 (public house), 
A5 (take away), D1 and D2 (community and leisure); car parking; provision of new 
plant and renewable energy equipment; creation of servicing areas and provision of 
associated services, including waste, refuse, cycle storage, and lighting; and for the 
laying out of the buildings; routes and open spaces within the development; and all 
associated works and operations including but not limited to: demolition; 
earthworks; provision of attenuation infrastructure; engineering operations.” 

 
2.3 The proposals were explained in detail in the accompanying application 

documentation and the “Planning Application Booklet” (dated February 2020). The 
Booklet contains the completed application forms, certificates, description of 
development and “Development Parameter Schedule and Plans”.  The Development 
Parameter Schedule and Plans set the maximum extent of development, the land 
uses and minimum and maximum floorspace proposed. This provided a sound base 
for the Environmental Impact Assessment (EIA) and a mechanism for the Council to 
control development by imposing a condition to ensure that reserved matters 
submissions will comply with the Development Parameters. 

 
2.4 The proposed development would comprise four development plots (A-D) running 

west to east across the Site, separated by three north-south routes, integrating the 
Site with the surrounding area. The proposed development would comprise a mix of 
commercial and residential floorspace, with activating uses at ground floor level. As 
submitted the proposed development would have a maximum height of 112.9 AOD 
(Plot D only). Access to the proposed development will be provided via Caversham 
Road and egress onto Vastern Road, as is presently the case. 
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2.5 New public realm spaces would be created within the scheme, including a high 
quality pedestrian/cycle link through the Site between Plots C and D, linking the 
train station and underpass with Vastern Road and beyond to the River Thames. 

 
2.6 The application was accompanied by an illustrative masterplan which showed how a 

detailed scheme could come forward, in accordance with the proposed Development 
Parameters. 

 
2.7 Following discussion with Officers at the Council and feedback from statutory 

consultees, the application was amended in October 2021. The changes were set 
out in the “Amended Planning Application Booklet” (dated October 2021). The 
amended proposals allow for the following potential components: 
 
- An overall maximum floorspace of 90,850 sqm (GEA) 
- A maximum of 1,000 residential units/ 80,000sqm (GEA) 
- A maximum office floorspace of 24,500sqm (GEA)  
- A minimum floorspace of 2,000 sqm (GEA) for A1-A5 and/or D1-D2 use  

 
2.8 The Appeal scheme will deliver a number of significant benefits which are explained 

later in this Statement. 
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3.0 THE APPEAL SITE 
 
3.1 The Site is approximately 1.9 hectares (ha) in size and is located to the north of 

Reading Railway Station and approximately 200m south of the River Thames.  
 

3.2 The Site is currently operated as the Reading Station Shopping Park which 
comprises large commercial buildings (occupied by Aldi, The Range, One Below and 
Majestic Wine) and a separate building in restaurant use (TGI Fridays), set within a 
surface level car park providing 280 spaces. 
  

3.3 The existing buildings are relatively low-rise retail units, constructed predominantly 
in red brick with corrugated metal cladding. The existing buildings are of their time 
and hold very little architectural merit.  
 

3.4 The Site is bounded to the north by Vastern Road (A329), beyond which there are 
residential properties and an office building owned by Scottish and Southern Energy 
(SSE). To the east the Site is bounded by Trooper Potts Way, beyond which is 
Reading Railway Station multi-storey car park. To the south of the site is the former 
Royal Mail sorting office, beyond which lies the Great Western Railway line. The Site 
is bounded to the west by Caversham Road, beyond which lie a range of 
commercial, residential and industrial properties. 
 

3.5 All current leases will expire or be subject to a break clauses in 2025. This provides 
a window of opportunity for the Site to be redeveloped in accordance with the RBC 
Local Plan allocation.  

 
Planning History 
 

3.6 The Appellant will explain the relevant planning history relating to the Site and 
immediately adjacent site’s in order to explain the existing position but also the 
changing local context. This will show that the existing buildings were granted 
planning permission (LPA Ref: 87/TP/1105) in March 1988. Since that time whilst 
there have been a number of planning applications in relation to the Site these have 
generally related to minor alterations to the existing buildings and signage.   
  

3.7 In April 2008, planning permission was granted for the change of use of 2,322 sq m 
of the ground floor floorspace from retail (Use Class A1) to leisure (Use Class D2) or 
retail (Use Class A1).  
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Other Relevant Local Planning History 
 

3.8 Immediately to the south of the Site, on the former Royal Mail Sorting Office site, 
Hermes is currently promoting a significant redevelopment proposal. An outline 
application was submitted in December 2018 (LPA Ref: 182252) for the demolition 
of all existing buildings and erection of new buildings ranging between 2-24 storeys 
to provide residential (620 units), office and commercial floorspace along with 
associated landscaping, car parking and access. At the time of writing this 
application remains undetermined.  
 

3.9 In addition, to the north of the Site at 55 Vastern Road, an application to redevelop 
the existing office building owned by Scottish and Southern Energy (SSE) was 
refused in April 2021. The application by Berkeley Homes (LPA Ref: 200188) sought 
the erection of a series of buildings ranging in height from 1 to 11 storeys, including 
residential and commercial floorspace, together with a new north-south pedestrian 
link connecting Christchurch Bridge to Vastern Road. The refusal was appealed and 
a public inquiry recently held. At the time of writing the appeal remains 
undetermined.  
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4.0 PLANNING POLICY CONTEXT 
 
4.1 The planning policy background to the scheme is detailed in the Statement of 

Common Ground.  
 

4.2 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 states that 
applications must be determined in accordance with the relevant development plan, 
unless material considerations indicate otherwise. The planning application 
proposals will therefore need to be considered against the relevant development 
plan policy documents and other material considerations. 
 

4.3 The current Development Plan for Reading Borough Council comprises: 
 
• Local Plan - Adopted November 2019  
• Proposals Map – Adopted November 2019  
• Community Infrastructure Levy Charging Schedule – Adopted January 2015 

 
4.4 The National Planning Policy Framework (NPPF) is also a material consideration for 

the assessment of the proposed development along with a number of supplementary 
planning documents as detailed below.  

 
National Planning Policy Framework (NPPF) (July 2021) 
 

4.5 The National Planning Policy Framework (NPPF) (July 2021) is a material 
consideration in the determination of planning applications (Paragraph 2).  
 

4.6 Paragraph 10 sets out the presumption in favour of sustainable development and 
Paragraph 11c) confirms that for decision-taking this means: 

 
“….. approving development proposals that accord with an up-to-
date development plan without delay; …..” 

 
4.7 The NPPF places significant weight on the need to support economic growth and 

productivity and making effective use of land in meeting the need for new homes. 
Paragraph 125 states that:  

 
“where there is an existing or anticipated shortage of land for meeting 
identified housing needs, it is especially important that planning policies and 
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decisions avoid homes being built at low densities, and ensure that 
developments make optimal use of the potential of each site.” 

 
4.8 Paragraph 126 states that good design is a key aspect of sustainable development 

and creates better places in which to live and work.  Paragraph 126 also states that 
being clear about design expectations and how these will be tested, is essential for 
achieving this, along with effective engagement between applicants, communities, 
local planning authorities and other interests throughout the process.   
 

4.9 Paragraph 130 sets out design guidance. Paragraph 130 (c) states that planning 
policies and decisions should ensure that developments are sympathetic to local 
character and history, including the surrounding built environment and landscape 
setting, while not preventing or discouraging appropriate innovation or change 
(such as increased densities). 
 

4.10 In relation to highways, Paragraph 111 of the NPPF states that development should 
only be 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.” 
 

4.11 Paragraph 92 sets out that decisions should aim to achieve healthy, inclusive and 
safe places which allow for easy pedestrian and cycle connections within and 
between neighbourhoods; and have active street frontages, and are safe and 
accessible, with clear and legible pedestrian routes and high quality public space to 
encourage the active and communal use of public areas for improved social 
interaction. 

 
4.12 Paragraph 110 states that in assessing applications for development it should be 

ensured that appropriate opportunities to promote sustainable transport modes can 
be – or have been – taken up, given the type of development and its location and 
that safe and secure access to the site can be achieved for all users. 

 
4.13 Paragraph 174 of the NPPF outlines that decisions should contribute to and enhance 

the natural and local environment, including by minimising impacts on and providing 
net gains for biodiversity. Development should, wherever possible, help to improve 
local environmental conditions such as air and water quality.  
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4.14 Paragraph 174 of the NPPF sets out that decisions should prevent new and existing 
developments from contributing to, being put at unacceptable risk from, or being 
adversely affected by, unacceptable levels of soil, air, water or noise pollution or 
land instability.  
 

4.15 Paragraph 194 of the NPPF states the following in relation to heritage assets: 
 
“In determining applications, local planning authorities should 
require an applicant to describe the significance of any heritage 
assets affected, including any contribution made by their setting. 
The level of detail should be proportionate to the assets’ importance 
and no more than is sufficient to understand the potential impact of 
the proposal on their significance. As a minimum the relevant 
historic environment record should have been consulted and the 
heritage assets assessed using appropriate expertise where 
necessary. Where a site on which development is proposed includes, 
or has the potential to include, heritage assets with archaeological 
interest, local planning authorities should require developers to 
submit an appropriate desk-based assessment and, where necessary, 
a field evaluation.” 
 

4.16 Paragraph 199 of the NPPF states the following: 
 

“When considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be 
given to the asset’s conservation (and the more important the 
asset, the greater the weight should be). This is irrespective of 
whether any potential harm amounts to substantial harm, total loss 
or less than substantial harm to its significance.” 

 
Statutory Development Plan 

 
4.17 The current Development Plan for Reading Borough Council comprises: 

 
• Local Plan - Adopted November 2019  
• Proposals Map – Adopted November 2019 
• Community Infrastructure Levy Charging Schedule – Adopted January 2015 

 
4.18 Supplementary Planning Documents (SPDs), which are material considerations and 

will be referenced in evidence, also include: 
 
• Reading Station Area Framework SPD (RSAF) – Adopted December 2010 
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• Affordable Housing SPD – Adopted July 2013 
• Employment Skills and Training SPD – Adopted April 2013 
• Revised Parking Standards and Design SPD – Adopted October 2011 
• Planning Obligations Under Section 106 SPD – Adopted December 2019 
 
In addition, the Reading Tall Buildings Strategy, published in January 2008 and 
2018 Update Note, will also be referenced. 
 
Relevant Planning Policies 

 
4.19 The policies of the Reading Borough Council Local Plan (November 2019), relevant 

to the proposal are set out below.  
 

• Policy CC1: Presumption in Favour of Sustainable Development; 
• Policy CC2: Sustainable Design and Construction; 
• Policy CC3: Adaptation to Climate Change; 
• Policy CC4: Decentralised Energy; 
• Policy CC5: Waste Minimisation and Storage; 
• Policy CC6: Accessibility and the Intensity of Development; 
• Policy CC7: Design and the Public Realm; 
• Policy CC8: Safeguarding Amenity; 
• Policy CC9: Securing Infrastructure; 
• Policy EN5: Protection of Significant Views with Heritage Interest; 
• Policy EN9: Provision of Open Space; 
• Policy EN10: Access to Open Space; 
• Policy EN14: Trees, Hedges and Woodlands; 
• Policy EN15: Air Quality; 
• Policy EN18: Flooding and Sustainable Drainage; 
• Policy H1: Provision of Housing; 
• Policy H2: Density and Mix; 
• Policy H3: Affordable Housing; 
• Policy H4: Build to Rent; 
• Policy H5 Standards for New Housing; 
• Policy H10: Private and Communal Outdoor Space; 
• Policy TR1: Achieving the Transport Strategy; 
• Policy TR3: Access, Traffic and Highway-Related Matters; 
• Policy TR4: Cycle Routes and Facilities; 
• Policy TR5: Car and Cycle Parking and Electric Vehicle Charging; 
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• Policy CR1: Definition of Central Reading; 
• Policy CR2: Design in Central Reading; 
• Policy CR3: Public Realm in Central Reading; 
• Policy CR6: Living in Central Reading; 
• Policy CR7: Primary Frontages in Central Reading; 
• Policy CR10a: Tall Buildings, Station Area Cluster; and 
• Policy CR11e: Station/River Major Opportunity Area, North of Station 

 
Site Allocation, Density & Tall Buildings 
 

4.20 The Site is located within Central Reading, and within the Central Core and Office 
Core, as defined on the Proposals Map. As such, Local Plan Policy CR1: Definition 
of Central Reading, applies, which directs major office and other main town centre 
uses to the Central and Office Cores.   
 

4.21 The Site is located within the Station/River Major Opportunity Area, North of Station 
allocation, set out in Policy CR11e. The policy promotes mixed-use redevelopment, 
to include ground floor uses such as retail and leisure in order to ‘activate’ streets 
and the new northern station square. The policy states that upper floors should 
include uses such as offices and residential. A key aspect of the redevelopment 
should be to enable good pedestrian links and provision of flood risk mitigation. 

 
4.22 Local Plan Policy CR10a: Tall Buildings, Station Area Cluster, is also applicable and 

seeks to use tall buildings to ‘signify the status of the station area’. Tall buildings 
are required to step down in height from the centre, include provision of high 
quality public realm, ensure separation distances between buildings are adequate to 
avoid overly dense townscape, and should be designed in a way which will support 
the nearby sites within the cluster to come forward in a coordinated manner. 

 
4.23 To further define density in the area around Reading Station, including the 

Station/River Major Opportunity Area, the Reading Station Area Framework (2010 
(RSAF), provides indicative density ranges for each site/land parcel (Figures 6.6 and 
6.7). Paragraph 6.17 of the RSAF states that the purpose of the density ranges is to 
‘guide the intensity of development’. The SPD further advises that these are not 
exact building controls and will be considered subject to other conditions. For the 
Site, the SPD indicates that the easternmost building should achieve a high, to very 
high density, which should then reduce steadily from east to west, to a medium 
density. The SPD determines densities equating approximately to the following plot 
ratios:  
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• Very high density = more than 1,000%  
• High density = 500 – 1,000%  
• Medium density = 200 – 500%.  
 

 
4.24 The RSAF defines tall buildings as being over twelve residential storeys or ten 

commercial storeys and states that tall building controls and design guidance will be 
applied to heights above ten storeys. The RSAF provides benchmark guidance for 
heights on the Site, indicating that the easternmost building should be at least ten 
storeys.  Moving west through the Site, the building heights should step down to 
benchmark heights of eight, seven and six storeys. The RSAF also advises that a 
‘buffer zone’ should be formed, with heights stepping down to respect the adjacent, 
low rise areas such as Vastern Road to the north of the Site. 
 
Climate Change and Sustainability 

    
4.25 Local Plan Policy CC1: Presumption in Favour of Sustainable Development, states 

that the Council will take a positive approach to considering development proposals 
which reflect the presumption in favour of sustainable development contained within 
the NPPF. It requires that proposals are determined in line with the development 
plan, unless material considerations indicate otherwise. 
 

4.26 Local Plan Policy CC2: Sustainable Design and Construction, states that new 
development will be acceptable where it makes appropriate and effective use of 
resources including energy, water, minerals and materials. Development should also 
include recycling of greywater and rainwater harvesting, where systems are energy 
and cost effective.   

 
4.27 Local Plan Policy CC3: Adaption to Climate Change, states that all developments 

will demonstrate how they have been designed to adapt to climate change and gives 
guidance with regard to building design, use of trees and natural materials to assist 
with shading and managing predicted climatic conditions. It also emphasises that 
the design of drainage systems which incorporate mitigation and resilience 
measures against river flooding should be included.   

 
4.28 Local Plan Policy CC4: Decentralised energy, states it should be demonstrated that 

consideration has been given for major residential developments (of over 20 
dwellings) to secure energy for the development from a decentralised energy 
supply, or by linking to an existing, active decentralised energy source nearby.  
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4.29 Local Plan Policy CC5: Waste minimisation and Storage, seeks demonstration of 
measures to minimise generation of waste in the construction, use and life of 
buildings. Design should facilitate effective waste storage, reuse, recycling and 
composting.   
 

4.30 Local Plan Policy CC6: Accessibility and the Intensity of Development, states that 
the most dense and larger scale development should take place in the most 
accessible locations. Accessibility by walking, cycling and public transport to 
surrounding services and facilities, is key to determining the density of 
development. The provision of high-quality pedestrian routes as part of 
development can enhance accessibility.   

 

Design 
 
4.31 Local Plan Policy CR2: Design in Central Reading, states that applications should 

demonstrate the following attributes: development should build on the existing grid 
layout structure of the central area and promote ease of movement; and provide 
quality public spaces, public realm, linkages, landscaping and green infrastructure. 
New development should consider the quality of architecture details and materials 
and relate them to the surrounding area. New development should also enhance 
community safety and should be designed in consideration with adjoining sites, 
preventing unreasonable burdens on the future development of such sites.   

 

4.32 Local Plan Policy CR7: Primary Frontages in Central Reading, states that uses on 
designated ground floor frontages on the Proposals Map will be within the following 
use classes: A1, A2, A3, A4, A5, C1, D1, D2 or related sui-generis uses. Frontages 
should be of high visual quality. More than 50% loss in A1 or A2 use along the 
frontage will not be permitted and 50% of frontages should be in A1 or A2 use.  

 

4.33 Local Plan Policy CC7: Design and Public Realm, states that development must be 
of high-quality design to maintain and enhance the character and appearance of the 
area in which it is located. Development should enhance public realm, create safe 
environments and be accessible to all members of the community. The council will 
assess the various elements of development such as: layout, landscaping, density 
and mass, scale and height and architectural details and materials.  
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4.34 Local Plan Policy CC8: Safeguarding Amenity, States that development will not 
have a detrimental effect on the living environment of existing or new residents. 
Habitable rooms will be set back 20 metres between dwellings. The policy also 
protects against detrimental effects caused by hours of operation of businesses and 
traffic or HGV movements.   

4.35 Local Plan Policy CC9: Securing Infrastructure, states that permission will only be 
granted where provision for infrastructure, services, resources or amenities lost as a 
result of development are compensated for by direct or a financial provision.   

 
4.36 In relation to Vastern Road, paragraph 5.12 of the RSAF (2010), states the 

following:   

 
“Potential changes to Vastern Road could reduce the dominance of speeding traffic 
and transform the character of the road from a by-pass at the edge of the town 
centre into a tree lined avenue as a central element of the town centre public realm, 
by planting in the central reservation and creating planted verges.” 

 
Significant Views with Heritage Interest 

 
4.37 Local Plan Policy EN5: Protection of Significant Views with Heritage Interest states 

that new development should not harm and where possible should make a positive 
contribution to views of acknowledged historical significance.  
 

Open Space and Public Realm 
 

4.38 Local Plan Policy CR3: Public Realm in Central Reading, states that development 
proposals need to make a positive contribution towards the quality of public realm 
in the central area. Proposals will be assessed against the following criteria. Sites of 
more than 1 hectare will need to provide new public open space, integrated with 
surrounding development. New open spaces should be imaginative, adaptable and 
premium landscaping such as water features and planting will be expected, where 
appropriate. Development should also provide access to a watercourse if this is in 
the vicinity.  
 

4.39 Local Plan Policy EN9: Provision of Open Space, states that all new development 
should make provision for appropriate open space, based on the needs of the 
development. On sites of 50 or more dwellings, where there is a deficiency in open 
space, new provision will be sought. Development must ensure satisfactory 
provision of children’s play areas and neighbourhood parks. Secure maintenance 
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agreements for the open space should be in place for the lifetime of the 
development.   

 

4.40 Local Plan Policy EN10: Access to Open Space, states that new development with 
poor access to open space should make provision or contribute to road and other 
crossings to green spaces. 

 

4.41 Local Plan Policy H10: Private and Communal Outdoor Space, states that dwellings 
will be provided with functional private or communal open space, including green 
space wherever possible, that allows for suitable sitting-out areas, children’s play 
areas, home food production, green waste composting, refuse storage, general 
outdoor storage and drying space. Specifically, flats may be provided with 
communal outdoor space, balconies and/or roof gardens. The design of outdoor 
areas will respect the size and character of other similar spaces in the vicinity, 
clearly identify whether they are private or communal spaces, ensure that they are 
appropriately related to main entrances, enhance safety and the perception of 
safety for future residents and the general public, and not be compromised by the 
relationship of other buildings which may be detrimental in terms of overlooking, 
overbearing or overshadowing.  
 
Biodiversity, Trees and Environment 
 

4.42 Local Plan Policy E14: Trees, Hedges and Woodlands states that trees, hedges and 
woodlands will be protected from damage or removal where they are of importance. 
New development should make provision for tree retention and planting within the 
Site, to maintain and enhance the appearance of the area. Measures must be in 
place to ensure that trees are adequately maintained.   
 

4.43 Local Plan Policy EN15: Air Quality, states that development should have regard to 
the need to improve air quality and reduce effects of poor air quality. The following 
situations should therefore be considered, the cumulative effect of other 
developments, if the development is within or accessed via an Air Quality 
Management Area any detrimental effects will be mitigated. Applications should be 
refused where effects cannot be mitigated.   
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4.44 Local Plan Policy EN18: Flooding and Sustainable Drainage, states that 
Development will be directed to areas at lowest risk of flooding in the first instance. 
However, where development in areas at risk of flooding is necessary, it will not 
reduce the capacity of the floodplain to store floodwater, impede the flow of water 
or increase risks associated with flooding. Development should encourage reduced 
flood risk on and off site. Major developments must incorporate sustainable 
drainage systems and runoff rates should aim to reflect greenfield conditions and be 
no greater than the existing conditions of the site. The design should not worsen 
contamination effects. SUDS provision should maximise ecological benefits and be 
well landscaped.   
 
Housing 

 
4.45 Local Plan Policy H1: Provision of Housing, states provision of an additional 15,847 

(689 per annum) homes over the plan period. 
 

4.46 Local Plan Policy CR6: Living on Central Reading, states that residential proposals 
in the Central Area will be required to contribute towards a mix of different sized 
units, with a mixture of 1, 2 and 3 bed units preferred. Proposals should 
demonstrate how potential noise disturbance from neighbouring land uses and air 
quality implications have been mitigated. 
 

4.47 Local Plan Policy H2: Density and Mix, states that the appropriate density of 
residential development will be informed by multiple factors including the character 
of the area, accessibility, quality of design, effective maximisation of land use and 
the minimisation of environmental aspects of development.  

 
4.48 Local Plan Policy H3: Affordable Housing, states that on sites of 10 or more 

dwellings, 30% of the total dwellings will be in the form of affordable housing. 
Provision should be made on site and integrated with the development in the first 
instance, with a financial contribution negotiated to make up the full requirement, 
where appropriate. Lower affordable housing contributions will need to be justified 
by the developer.  
 

4.49 Local Plan Policy H4: Build to Rent Schemes, states that planning permission will 
be granted for developments of self-contained, private rented homes which; are 
secured in a single ownership, solely for the rental market for a period of at least a 
twenty year term (with clawback provision for affordable housing contributions if 
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the covenant cannot be met), provide tenancies for a minimum of three years (to 
include a six month break clause in tenant’s favour and limited rent increases 
agreed in advance), provide a high standard of on-site management and control, 
provide rental arrangements which meet RBC’s ‘Voluntary Rent with Confidence 
Standards, provide a mix of unit sizes to meet Policies H2 or CR6, and to meet 
standards of design set out in Policy H5. The development will also need to provide 
30% on-site affordable housing, or Affordable Private Rent Housing in accordance 
with Policy H3 and the Affordable Housing SPD (2013). 

 
4.50 Local Plan Policy H5: Standards for New Housing, states that standards for new 

housing should; be built to a higher water efficiency standard under regulation 
36(3) of the building regulations; achieve zero carbon homes; achieve 19% 
improvement in the dwelling emission rate over the target emission rate, as defined 
in the 2013 Building Regulations;  be accessible and adaptable in line with M4(2) of 
the Building Regulations, unless it is built in line with M4(3), On developments of 20 
or more new build dwellings; at least 5% of dwellings will be wheelchair user 
dwellings in line with M4(3) of the Building Regulations. Any market homes provided 
to meet this requirement will be ‘wheelchair adaptable’ as defined in part M. 

 
Transport 

 
4.51 Local Plan Policy TR1: Achieving the Transport Strategy states that development 

should meet the objectives of the Local Transport Plan. Permission will only be 
granted where the application shows measures to promote and improve sustainable 
transport facilities, such as provision to encourage non-car methods and improve 
safe routes.  

 
4.52 Local Plan Policy TR3: Access, Traffic and Highway-Related Matters states that 

proposals involving a new or altered access onto the transport network, or the 
generation of additional trips on the transport network, consideration will be given 
to the effect on safety, congestion and the environment.  

 
4.53 Local Plan Policy TR4: Cycle Routes and Facilities, states that developments should 

improve access for cyclists and integrate provision of cycling through provision of 
new facilities such as cycle hire points and cycle parking. Identified cycle routes 
should be maintained and enhanced where opportunities exist.  
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Car Parking 
 

 
4.54 Local Plan Policy TR5: Car and Cycle Parking and Electric Vehicle Charging states 

that development should provide car and cycle parking which is appropriate to 
accessibility of public and sustainable transport. Within communal car parks for 
residential developments of at least 10 spaces, 10% of spaces should provide an 
active charging point. 
 

4.55 The above documents and policies will be referred to by the Appellant in Evidence 
as necessary.    
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5.0 APPEAL CASE & GROUNDS OF APPEAL 
  
5.1 The following sets out the Grounds of Appeal and the Case the Appellant will make 

in Evidence. 
  

5.2 While the Council has not determined the application it is anticipated that significant 
areas of common ground between the Appellant and the Council will be established 
through the Statement of Common Ground.  
 
The Principle of Development 
 

5.3 The Appellant will demonstrate that the Site falls within the Station/River Major 
Opportunity Area.  The Local Plan sets out a vision for the area which is primarily 
that the station/river area will be a ‘flagship scheme’ which links to the centre and 
the new station and transport interchange.  The Site is one of 9 allocated sites to 
fall under Policy CR11 which sets out the aspirations for all development within the 
Station/River Major Opportunity Area, and which are required to contribute towards 
the ‘flagship scheme’ envisaged by the area Vision. The principle of re-development 
of the Site is therefore established through the Site’s allocation within the Local 
Plan, as part of the Policy CR11e area.   
 

5.4 The requirements of Policy CR11e have been carefully considered during the 
design evolution of the appeal proposals.  The Appellant will demonstrate that the 
appeal proposals comply with the requirements of Policy CR11e with regard to the 
land within the Appellants control. 
 

5.5 The evidence will review the Development Plan documents, relevant guidance and 
supporting evidence base documents and demonstrate that the scheme complies will 
all relevant policies. Furthermore, it will be demonstrated through evidence that the 
scheme will provide a significant contribution towards meeting the Council’s housing 
and commercial floorspace requirements, in a manner which is most sustainable and 
in accordance with the objectives of the NPPF.   

 

 Housing Need 
 
5.6 It will be demonstrated in evidence that Policy H1 of the Local Plan identifies a 

housing requirement of at least 15,847 homes (averaging 689 per annum) in 
Reading Borough over the plan period 2013 to 2036.  Policy H1 explains that 
Reading are unable to identify sufficient sites to fulfil the housing requirement over 
the plan period.  It will be explained that the quantum set out in H1 leaves a 



Reading Station Park              Appeal Case & Ground of Appeal 

 

17127/A5/MJ/PN Page 20 December 2021 

shortfall of 230 over the plan period when considered against the Berkshire Strategic 
Housing Market Assessment (SHMA) 2016.   

 
5.7 The most recent housing supply information available (at the time of writing) is 

derived from the Reading Annual Monitoring Report (AMR) January 2021 for the year 
2019/20. The report indicates (Indicator 10) that the Council are able to 
demonstrate a five-year housing land supply position of 6.67 years based on the 
housing requirement in Policy H1 (measured against Local Plan targets), including 
C3 dwellings only.  

 
5.8 In its housing trajectory the Council assumes the Policy CR11e site, which includes 

the Site, will start delivery in 2026/27 and then deliver between 63/64 dwellings per 
year for the following 10 years, totalling 634 dwellings.  It follows that residential 
development of the Site is necessary to provide the total amount of housing 
anticipated by the Council (which itself is 230 units less than the minimum 
requirement in the Local Plan).   
 

5.9 Moreover, the revised method for calculating local housing need published in 
December 2020 identifies an increased requirement for Reading Borough of 876 
dwellings per annum. It is recognised that, in line with paragraph 74 of the NPPF, 
this figure will not apply until November 2024. However, the increased future 
requirement emphasises the importance of developing the Site at the density 
proposed.  
 

5.10 The Appellant will interrogate the Council’s 5 year land supply position which is in 
large part dependent upon the delivery of sites allocated for housing in the revised 
Local Plan 2019.  It will demonstrate that notwithstanding whether the Council can 
demonstrate a 5 year land supply (at the time of the Inquiry), this figure should be 
considered as a baseline rather than a ceiling on supply.  
 

5.11 It will be demonstrated that the Council is dependent on the delivery of allocation 
CR11e to meet its housing delivery obligations. 
 

5.12 It will be demonstrated that the proposed housing mix, residential density, and 
provision of private residential amenity space is consistent with relevant planning 
policy and appropriate to the site context. Such matters will be secured via 
condition.  
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Affordable Housing  
 

5.13 It will be demonstrated in Evidence that the Financial Viability Assessment, that was 
submitted in support of the proposed development (in October 2021), in line with 
the requirements of Local Plan Policy H3, is proportionate and robust. 
  

5.14 It will be explained that the Assessment shows that the proposed scheme is 
currently unable to support an affordable housing contribution based on viability. 
However, the Appellant is prepared to accept a review mechanism (secured via the 
Section 106 Agreement) for a deferred contribution in line with the formula as 
published in the Council’s adopted SPD.  
 

5.15 As such, the proposed scheme will provide the maximum reasonable amount of 
affordable housing and therefore accords with Policy H3.  

 
Design 

5.16 While the application is in Outline, the Appellant will demonstrate with reference to 
an illustrative scheme that the appeal proposals will result in a high-quality scheme 
being delivered at the Site. The appeal proposals involve Development Parameters, 
which will ensure suitable compliance at the reserved matters stage.  The Design 
and Access Statement and Design Code show how compliance can be achieved. 
 

5.17 The Appellant will demonstrate that the proposed maximum height parameters are 
appropriate to the site context and aspirations of relevant planning policy. This 
would enable residential buildings of over ten storeys and a commercial building of 
over twelve storeys to come forward at reserved matters stage, in accordance with 
the RSAF aspiration, deliver reducing height across the site (east to west) and 
provide reduced height along the Vastern Road frontage, to respect the existing 
residential properties on the northern side of Vastern Road.    
  

5.18 The Appellant will demonstrate that the appeal proposals include provision for a 
high-quality north /south pedestrian route through the Site, in accordance with all 
relevant adopted policies, and the RSAF.   

 
5.19 As set out in the Design Statement of Case (Appendix 2), the Appellant will 

demonstrate in Evidence that the appeal proposals accord with relevant policies in 
terms of acceptable densities and robustly responds to all relevant design policies.  
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Townscape 
 

5.20 As set out in the Townscape Statement of Case (Appendix 3), the Appellant will 
demonstrate that a number of evidence-based documents support and reinforce the 
case for the proposed development including the NPPF, the Local Plan, Reading Tall 
Building Strategy (RTBS), and Reading Station Area Framework (RSAF).  
 

5.21 It will also be demonstrated that the illustrative scheme design has evolved 
following a collaborative process with liaison between design, townscape and 
heritage consultants as well as other members of the Appellant’s team to inform the 
illustrative scheme solution. 
 

5.22 It will be demonstrated that the proposal responds positively to Policy RC13a of as 
set out in the RSAF through provision of the Design Code, which prescribes a 
development that will create a transition between the existing built form to the north 
and west of the Appeal Site through the provision of taller buildings located adjacent 
to the railway line and lower built form with pitched roofs along Vastern Road. 
 

5.23 The proposal will reinforce a strong sense of place and local identity and introduce a 
positive townscape frontage along Vastern Road where the built form would improve 
the visual experience of pedestrian and vehicle users along the road and towards the 
station.  
 

5.24 The scheme would represent a progression from the residential character of 
Caversham Road increasing in height towards the centre of Reading where the 
tallest element of the proposed development will reinforce the location of central 
Reading and mark the location of Reading Station, thereby providing additional 
legibility to this location. 
 

5.25 The scheme will improve the visual amenity in the vicinity of the Appeal Site as well 
as in longer views towards the centre of Reading, whilst the public realm and block 
layout will improve the non-vehicular access to the northern entrance of the railway 
station due to the defined sightlines towards the station from Vastern Road, where 
an improved frontage would help to reduce the perception of a townscape 
dominated by vehicle movement 
 

5.26 It will be demonstrated that the character and setting of the wider townscape as 
well as the immediate Appeal Site will be enhanced as a result of the proposed 
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development. The proposed development will contribute positively to the character 
of Reading, extending the town centre north of the station and providing improved 
connectivity whilst meeting policy requirements and creating a strong identity for the 
northern entrance to Reading Station and its approach. 
 
Heritage 
 

5.27 As set out in the Heritage Statement of Case (Appendix 4), the Appellant will 
demonstrate that the Site has no heritage significance. It will identify and explain 
the relevance and importance of nearby heritage receptors and the magnitude of 
impact arising from the completed development. 
 

5.28 It will be demonstrated that the harm caused to heritage assets is less than 
substantial and at the lower end of the spectrum. As a result, the proposals fall to 
be considered under paragraph 202 of the NPPF.  
 

5.29 It will be demonstrated that the proposals will not give rise to significant effects. 
The impact of highest magnitude has been identified on the setting and significance 
of the Grade II listed Reading Station as a minor/moderate adverse effect. The 
setting and significance of the locally listed 55 Vastern Road will be affected to a 
minor extent. All other effects on significance are negligible, that is, not material as 
to affect significance. 
 

5.30 It will be explained that where adverse effects have been identified these are on the 
basis that the change in scale and the juxtaposition between the existing and 
proposed scales is considered to be harmful in the absence of detailed design 
proposals and a fully resolved architectural approach. The level of harm has 
therefore been identified as a cautious assessment of the effects of the maximum 
parameters. It will be demonstrated that any identified impacts can be further 
mitigated through the detailed design process at the reserved matters stage should 
outline planning permission be granted.  
 
Transport 
 

5.31 As set out in the Transport Statement of Case (Appendix 5), the Appellant will 
demonstrate that the Appeal Site is situated in a location that is highly accessible by 
sustainable modes of transport, providing the opportunity for a highly sustainable 
development to be delivered.  A reduction in vehicular traffic will be realised 
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providing beneficial effects for the operation of the local highway network and 
highway safety. 
 

5.32 It will be demonstrated that the site is ideally suited to a largely car-free 
development, with the site being situated within Reading town centre, directly 
adjacent to Reading Railway Station, and with a significant number of bus services 
passing in close proximity. Further, safe and suitable access to the site will be able 
to be achieved for all users and development of this site is not reliant on, nor would 
it impinge upon, third party land ownerships.  
 

5.33 It will be explained in evidence that Paragraph 109 of the NPPF states 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 highway network would be severe. In this regard, the development is 
predicted to facilitate a significant reduction in vehicular traffic when compared with 
the existing retail park use. This reduction in traffic will have a positive impact on 
the operation of the highway network and highway safety. 
 
Daylight and Sunlight 
 

5.34 The application was accompanied by a Daylight and Sunlight Assessment contained 
within the Environmental Statement. An Internal Daylight and Sunlight Report was 
also submitted.   
 

5.35 The Assessment demonstrates that given the urban location and the low scale 
nature of the existing development on the Site all neighbouring properties will retain 
appropriate access to daylight and sunlight. 
 

5.36 Further, and when considering daylight/sunlight levels within the scheme, whilst not 
all rooms will achieve the numerical values set out in the BRE guidelines, it is 
considered that the analysis of the illustrative residential scheme demonstrates that 
accommodation can be provided with access to appropriate levels of natural light. 
Further mitigation/improvement on daylight/sunlight levels could also be achieved at 
the detailed design stage (via Reserved Matters).  
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Environmental Considerations  
 

5.37 Ecology – Natural England have raised no objection to the appeal scheme, and RBC 
have confirmed their agreement that the appeal proposals are unlikely to adversely 
affect and protected species, priority habitats or important wildlife sites.  
 

5.38 Flood Risk – The Environment Agency raised concerns regarding the submitted Flood 
Risk Assessment (FRA). Requesting further details regarding: 

 
i) how the volumetric compensation is to be installed and what volume is being 
 compensated; and  
ii) Are there any alternative locations to provide compensation avoiding the 

egress and access routes? 
 

The Appellant has demonstrated that there would be no loss in the capacity of the 
Floodplain for the 1% AEP +25% CC and the proposed compensation would be 
effective and appropriate. It is demonstrated that a safe access route with a very 
low hazard rating to land outside the floodplain is available. On this basis it is 
considered the Environment Agency concerns have been adequately addressed in the 
submitted FRA, and that this complies with the requirements of the NPPF.  Further 
clarification regarding the submitted FRA, is provided in the technical note prepared 
by Simpson TWS attached at Appendix 6. 

 
5.39 Archaeology – Agreement has been reached between the Appellant and RBC that a 

scheme of archaeological works will be secured by condition.   
 

5.40 Landscaping/Trees – The Appellant will demonstrate that appropriate landscaping 
and tree planting will be provided by condition at reserved matters stage, when the 
final form of the development is known. Any tree losses necessary to deliver the 
development will be appropriately mitigated.  

 
5.41 Other - In relation to Air Quality, Noise and Vibration and Wind, the Appellant has 

demonstrated through the Environmental Statement (ES), that no additional 
mitigation or enhancement measures are required during the demolition and 
construction phase. In relation to the completed development phase, the mitigation 
measures relating to Noise and Vibration and Wind, as set out in the ES can be 
secured by appropriately worded planning condition and are included in the draft 
planning conditions set out in the Statement of Common Ground.  
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Legal Agreement 
 

5.42 The Appellant has confirmed its willingness to enter into a Section 106 legal 
agreement to secure the provision of an Employment and Skills Plan, transport 
infrastructure, affordable housing and financial contributions towards open space 
and carbon offsetting. A draft Section 106 is included as part of the draft Statement 
of Common Ground.  
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6.0 MATERIAL CONSIDERATIONS & PLANNING BALANCE 
 

6.1 The evidence presented in this Statement of Case and the accompanying specialist 
Statements of Case to which it refers, show how and why the development proposals 
for the Site are considered to accord with national and local policy requirements and 
aspirations. 
 

6.2 The proposed development will also give rise to a number of significant economic, 
social and environmental benefits that should be given considerable weight in 
support of the application proposal.  
 
Economic & Social Benefits 
 

6.3 It will be demonstrated that the economic and social benefits arising from the 
proposed development are significant. A number of social benefits stem from the 
economic outputs of the scheme such as the creation of new job opportunities but 
some will be broader in context.  
 
Much Needed Housing in a Highly Sustainable Location 
 

6.4 It will be demonstrated that the provision of up to 1,000 residential units will make a 
significant and positive contribution towards addressing the current and future needs 
of the borough. The site is brownfield, allocated for redevelopment, and is located in 
a highly accessible and sustainable location immediately adjacent to Reading main 
line railway station and bus stops. It also has excellent access to local shops and 
services being part of the wider town centre. 
 

6.5 It will be argued that whilst the current proposal is not able to provide affordable 
housing (due to viability), the inclusion of a review mechanism within the S106 
Agreement will ensure that should viability improve, affordable housing will be 
delivered to the maximum reasonable amount. Any such provision should be 
considered a social benefit of the scheme, alongside the provision of up to 1,000 
residential units, which will assist in positively addressing the current and future 
needs of the borough.  
 

6.6 It will also be demonstrated that the provision of housing will deliver significant New 
Homes Bonus payments and Council Tax receipts.  
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Provision of Commercial Accommodation in a Highly Sustainable Location 
 

6.7 In addition, it will be demonstrated that the provision of additional office 
accommodation and commercial uses will offer benefits to the wider town centre, re-
enforcing and enhancing its location as the main commercial centre within the 
Borough. It will also create a significant number of new job opportunities.    
 
Improvements to Reading Town Centre 
 

6.8 It will be demonstrated that the proposed scheme will deliver significant and direct 
investment into Reading Town Centre. The provision of office accommodation and 
associated commercial space will increase the attraction of the centre and encourage 
wider spin off benefits to the centre. 
   

6.9 The provision of residential accommodation will lead to an increase in available 
expenditure within the immediate area through new residents increasing spend 
which will benefit local businesses. The commercial/retail floorspace will ensure 
enhanced access to a range of facilities and services for local residents.  
 
Employment Benefits 
 

6.10 It will be demonstrated that the scheme will have a positive effect on employment.  
 

6.11 A range of jobs will be created as part of the construction phase of the proposed 
development, and operationally in the office and commercial floorspace upon 
completion. In addition, the S106 Agreement will secure a contribution towards a 
Construction Phase Employment Skills Programme.  
 
Environmental Benefits 
 

6.12 It will be demonstrated that the proposed development will deliver a range of 
environmental benefits. These include the reuse of an under-utilised brownfield site 
that has the potential to enhance the overall attractiveness of Reading Town Centre 
and deliver significant environmental benefits to the local area.  
 

6.13 More specifically, it will be explained how the proposal will deliver a high quality link 
from the north (Caversham) to the town centre as required by the Local Plan and 
the RSAF.  
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6.14 More generally, it will be demonstrated that the proposed development will deliver 
substantial public realm improvements, will provide improved pedestrian and cycle 
linkages to the surrounding and wider town network, enhance permeability and links 
into and through the site, and enhance its overall accessibility to modes other than 
the private car. It will be argued that the comprehensive suite of measures proposed 
would satisfy the NPPF requirement to promote sustainable transport. 
  

6.15 The substantial public realm and landscaping works allied to the position and design 
of the buildings will ensure improved physical and visual linkage and connectivity 
between the site, the railway station, and wider town centre. 
 

6.16 The existing site is commercial in nature, comprising largely of hardstanding and 
retail buildings, with a very low ecological value.  The proposed development will 
incorporate new landscaping and planting, and will provide an overall biodiversity 
net gain.   
 

6.17 It will be demonstrated that the development parameters and conditions put forward 
will deliver a modern, high-quality sustainable design which would be a welcome 
architectural addition to Reading.  
 
Conclusion on Benefits 
 

6.18 It will be demonstrated that the scheme and benefits identified above are real, 
significant and should weigh strongly in favour of the proposed scheme. They are all 
consistent with meeting the three dimensions to sustainable development as set out 
at paragraph 8 of the NPPF and are matters that go to the heart of ‘sustainable 
development’. 
 
The Planning Balance 
 

6.19 Having identified the significant benefits that arise from the development of the 
proposed scheme, the Appellant will confirm that when applying the planning 
balance, the scheme should be granted planning permission.  
 

6.20 In doing so, the Appellant will explain that under Section 38(6) of the Planning and 
Compulsory Purchase Act 2004, that if regard is to be had to the development plan 
for the purposes of any determination, then that determination must be made in 
accordance with the plan unless material considerations indicate otherwise.  
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6.21 The Appellant will demonstrate thorough evidence that the proposed scheme accords 
with the development plan and is consistent with, and indeed encouraged by the 
NPPF. As a result it should be approved without delay.  
 

6.22 The detailed Statements of Case attached as Appendices 2 – 5 on specific detailed 
matters all set out a clear understanding of the key issues associated with the 
proposed scheme, how the proposed scheme accords with those ‘topic specific’ 
policies and the benefits that will be delivered.  
 

6.23 It will therefore be set out that it must therefore follow that the proposed 
development should benefit from the presumption in favour of sustainable 
development and the Appeal should be allowed and planning permission granted. 
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SITE LOCATION PLAN 
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Statement of Case 
 
 
Vastern Road, Reading – for Aviva  
Prepared by Roy Collado, Director Collado Collins Architects Ltd 
 
 

 
This statement has been written by Roy Collado, founder and Director of Collado Collins 
Architects Ltd. Roy has an undergraduate degree in Architecture, a post-graduate Diploma in 
Architecture with a specialism in Urban Design and is a practicing Architect registered with the 
Architects Registration Board and a Chartered Member of the Royal Institute of British 
Architects. In addition, Roy has a master’s degree in Business. 

 
This short summary covers in brief the main points that will be expanded upon in the proof of 
evidence and that are more fully illustrated within the documentation provided in support of the 
planning application/appeal.  

 
In addition, a series of extracts from the Design and Access Statement and Design Code are 
appended to this document should the reader seek further information on some of the key 
topics addressed by the architects.  

 

ColladoCollinsArchitects 
 
17-19 Foley Street  
London W1W 6DW 

 
t:   020 7580 3490 
e:  info@colladocollins.com 
w:  www.colladocollins.com 
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1. Introduction 
 
 

1.1. This statement has been written by Roy Collado, founder, and Director of Collado Collins 
Architects Ltd. Roy has an undergraduate degree in Architecture, a post-graduate Diploma 
in Architecture with a specialism in Urban Design and is a practicing Architect registered 
with the Architects Registration Board and a Chartered Member of the Royal Institute of 
British Architects. In addition, Roy has a master’s degree in Business. 

 
1.2. He has been working in the house-building industry for 35 years, designing and delivering a 

wide range of projects across numerous challenging sites and buildings including, World 
Heritage Sites, Listed Buildings and their environs, Conservation Areas, and locally listed 
buildings. Notable schemes on which Roy has been lead designer include Bath Press, Henley 
Town Centre, Ilford Town Centre, Reading Gas Works, and the revitalisation of the former 
Shredded Wheat Factory in Welwyn Garden City to provide c1800 new homes. Each of these 
projects addresses many of the concerns and design challenges to be considered here in 
Reading.   

 
1.3. Roy has been involved in the design development of this scheme from the outset, working 

closely with the team to refine the scheme in response to the various comments received. It 
is noted that engagement with the Local Authority has not been forthcoming and so the 
responses are based on comments received initially in 2020 from the consultees to the 
original application.  

 
1.4. As well as being the lead designer for the scheme, Roy was also involved in the pre-

application discussions with Reading Borough Council, key stakeholder meetings, and early 
meetings with the local senior officers representing design, and politicians where we 
promoted the notion that all schemes be considered, at least visually, comprehensively.  

 
1.5. Whilst the planning application has not been formally refused and so no official ‘reasons for 

refusal’ can be addressed, the original submission was consulted upon and so this note 
addresses those responses that are relevant to the design of the project to demonstrate a 
willingness to engage where possible.  
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The site and surroundings 
 
 

2.1. The Application Site is approximately 1.77 hectares and is located to the North of Reading 
Railway Station and approximately 200m south of the River Thames. 

 
2.2. The Application Site is bounded to the north by Vastern Road (A329), beyond which there are 

residential properties and an office building, owned by Scottish and Southern Energy (SSE). 
To the East the Application Site is bounded by Trooper Potts Way, beyond which is Reading 
Railway Station multi storey car park. To the South of the site is the former Royal Mail 
sorting office, beyond which lies the Great Western Railway line. The Application Site is 
bounded to the West by Caversham Road beyond which lie a range of commercial, 
residential, and industrial properties. 

 
2.3. The site is strategically located between the Thames and the town centre and as such needs 

to consider its role in enabling movement between the two in order that the land North of 
the tracks can become fully integrated with Reading Town Centre over time. Furthermore, 
the site sits in somewhat of a transitionary location. On the one hand it is a site earmarked 
for high density development because of its very central location and immediate adjacency 
to the newly expanded railway station, but also sits proximate to lower density residential 
development between Vastern Road and the Thames. The exiting context is also evolving 
with several projects built, consented and under review that will change the context within 
which this site sits to one that is more urban and high density: more suited to the central 
location of this site and those nearby. This overall vision is set out within the framework 
documentation put into place by Reading Borough Council   

 
 

2.4. The site and an assessment of context, policy, and emerging townscape is expanded upon in 
the DAS chapter 02. Some of the key themes and design points that the scheme considers 
and responds to include: 
 

2.4.1. The desire for the site layout to be permeable and to encourage movement from the 
Thames, through this and adjoining developments, toward the station and the Reading 
Town Centre through a series of well-spaced and well-connected areas of public realm.  

 
2.4.2.  That the composition and massing of the development aligns with the policies in place 

and help to create a cluster of buildings that work together to help define Reading 
Town Centre and the station area.  

 
2.4.3. That provides a considered response to the variety of potential uses considered within 

this application and how they might successfully sit alongside one another and 
alongside the other exiting or planned developments nearby.  
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3. Planning matters and policy background 
 
 

3.1. Whilst not ordinarily a matter for the designer, the nature of this application is worth 
touching on as it is important to recognise what we are and are not proposing in terms of 
detail for this site as outlined within the planning statement of case by Barton Willmore.  

 
3.2. Consequently, we have developed a set of proposed Development Parameters (Schedule and 

Plans) which set the maximum extent of development, the land uses and minimum and 
maximum floorspace proposed, and supported this with a Design Code (DAS section 05) and 
an illustrative scheme that shows one possible response to these documents (DAS section 
07). Design quality and the public realm are important to the overall development of the 
site and station area generally. Ultimately, compliance with the Design Code is envisaged to 
be secured through condition. 

 
3.3. The planning statement of case sets out all the relevant design policies that our work has 

been informed by, in particular: 
The SPD indicates that the easternmost building (plot D) should achieve a high, to very 
high density, which should then reduce steadily from east to west, to a medium density. 
The SPD also goes on to determine relative densities.   

 
3.4. The RSAF provides benchmark guidance for heights on the Application Site, indicating that 

the easternmost building should be at least ten storeys. Moving West through the 
Application Site, the building heights should step down to benchmark heights of eight, seven 
and six storeys. The RSAF also advises that a ‘buffer zone’ should be formed, with heights 
stepping down to respect the adjacent, low-rise areas such as Vastern Road to the North of 
the site. 
 

3.5. Local Plan Policy CR2: Design in Central Reading, states that applications should demonstrate 
the following attributes: development should build on the existing grid layout structure of 
the central area and promote ease of movement; provide quality public spaces, public 
realm, linkages, landscaping, and green infrastructure. 

 
3.6. Local Plan Policy CR7: Primary Frontages in Central Reading, states that uses on designated 

ground floor frontages on the Proposals Map will be within the following use classes: A1, A2, 
A3, A4, A5, C1, D1, D2 or related sui generis uses. Frontages should be of high visual quality.  
 

3.7. Local Plan Policy CC7: Design and Public Realm, states that development must be of high-
quality design to maintain and enhance the character and appearance of the area in which it 
is located. Development should enhance public realm, create safe environments and be 
accessible to all members of the community.  
 

3.8. Local Plan Policy CC8: Safeguarding Amenity, states that development will not have a 
detrimental effect on the living environment of existing or new residents.  
3.8.1.  The minimum separation distances between buildings have been considered and in 

addition, the planning application is accompanied by a Daylight, Sunlight, 
Overshadowing and Solar Glare Assessment.  

3.8.2.  In relation to Vastern Road, paragraph 5.12 of the RSAF (2010), states the following: 
“Potential changes to Vastern Road could reduce the dominance of speeding traffic and 
transform the character of the road from a by-pass at the edge of the town centre into 
a tree lined avenue as a central element of the town centre public realm by planting in 
the central reservation and creating planted verges 
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3.9.  Local Plan Policy EN5: Protection of Significant Views with Heritage Interest states that new 

development should not harm and where possible should make a positive contribution to 
views of acknowledged historical significance. The Application is accompanied by a 
Townscape and Visual Impact Assessment. 
 

3.10. Local Plan Policy H10: Private and Communal Outdoor Space, states that dwellings will be 
provided with functional private or communal open space, including green space wherever 
possible, that allows for suitable sitting-out areas, children’s’ play areas, home food 
production, green waste composting, refuse storage, general outdoor storage, and drying 
space. Specifically, flats may be provided with communal outdoor space, balconies and/or 
roof gardens.  
 

3.11. Our DAS section 03 provides an illustrated guide of the various and relevant planning 
policies.  
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4. Design 
 

4.1. The design of the project is addressed within two key documents submitted with the 
application. The first is the Design Code which clearly sets out all of the spatial parameters 
that any detailed scheme will be judged against. The second is the scheme developed for 
illustration purposes at section 07 of the DAS. This latter proposal illustrates one possible 
solution for a scheme that has been planned and visualised to demonstrate that the Design 
Code can deliver an acceptable scheme design. 

 
4.2. The composition of the development parcels and their respective heights, and the scale and 

nature of the spaces in between, are all set out in accordance with the policy aspirations of 
Reading Borough Council. 

 
4.3. Within our submission, we have explored a potential design solution that works within the 

various parameters that we have set out. This, in conjunction with reading’s own policies, 
begin to shape a design that almost inevitably: 

 
4.3.1. Is predicated on a series of well separated urban blocks that relate to the exiting 

nearby street grids and patterns, thereby enabling strong connections through the site 
 

4.3.2. Provides for the tallest building at the eastern end of the site, adjacent to the station, 
which is therefore viewed from the north as a marker of the station, as envisaged by 
policy 

 
4.3.3. Has the potential to accommodate servicing within the urban blocks so that the outer 

edges can be made active and contribute to the pedestrian experience at ground level  
 
4.3.4. Creates dimensions between buildings and around the edges of the site that are 

capable of accommodating planting and high-quality public realm. 
 
4.3.5. Generates buildings and massing that is inherently capable of delivering buildings that 

are elegant in proportion and composition.  
 

4.4. Planning Policy CR10 seeks to cluster tall buildings in the vicinity of the Station to ‘signal the 
status of the station area’. It further defines the relationship of these buildings with those to 
the north side of the railway line (as being subservient), and in addition notes that the 
building of greatest density is to be at the eastern end of our site (Block D). The policy then 
goes on to set out the need for massing to step down from the centre and to include the 
provision of high-quality public realm, with good distances between buildings in order to 
avoid overly dense townscape. Our design has followed closely all of the rules as set out 
within CR10.  
 

4.5. As with any strategic, urban town centre site, our role, and that of policy, is to optimise the 
site ‘by design’. The design process has been iterative and has responded to a wide range of 
comments from residents, the local authority where provided, and our own technical team 
along the way.  

 
4.6. For example, and in accordance with Local Plan Policy CR10a, the proposed maximum height 

parameter for Plot D, is up to 112.9m AOD. This will enable a building of over ten storeys to 
come forward at Reserved Matters stage in accordance with the above RSAF aspiration. This 
is significantly lower that the emerging scheme at Station Hill within Reading Town Centre 
as required by the RSAF. As with building density, the maximum heights proposed reduce 
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from East to West. Also, the proposed maximum height parameters reduce along the 
Vastern Road frontage, to respect the existing residential properties on the northern side of 
Vastern Road. 

 
4.7. The proposals have also had regard to the current planning application for the adjacent 

former Royal Mail site, although it is noted that these proposals are not approved and 
therefore, have no formal status. 

 
4.8. Relationship to adjoining redevelopment sites 

 
4.8.1. The Application Site is part of a larger area allocated for redevelopment in the Local 

Plan (Policy CR10a). As such, in preparing the planning application for the RSP site, 
regard has been had to the emerging proposals for the former Royal Mail site located 
immediately to the South of the Application Site, and the SSE site located to the North 
of the Application Site, beyond Vastern Road. 

 
4.8.2. Details of the emerging schemes for both sites have been considered in both the design 

and technical assessment work for the Application Site, including the EIA, where the 
cumulative impact of the redevelopment of these sites has been assessed. This 
confirms that the proposed development will not result in unacceptable impacts. (Refer 
to other technical reports) 

 
4.8.3. The Development Parameters include a minimum building set back of 10m from the 

southern site boundary. This is required to ensure acceptable distance separation 
between proposed new buildings on both sites following redevelopment. In relation to 
the SSE site, there is ample distance separation between proposed new buildings, as 
Vastern Road lies between the SSE site and the Application Site. As the SSE site is 
located to the North of the Application Site, regard has been had to the impact of the 
proposed development on daylight and sunlight penetration. This is reflected in the 
proposed maximum heights for Plots B and C, where the maximum heights have been 
restricted to ensure there is no unacceptable impact in terms of daylight and sunlight. 

 
4.8.4. As a consequence, the ground floor plane of our proposals have been designed to be 

safe and welcoming through the provision of active uses, to be logical and legible and 
to easily connect into the wider area and town, and to provide a clear hierarchy of 
buildings and spaces that point to the ‘artery’ that connects the south side of the tracks 
and the Thames through the station to the Tw 

 
 
 

4.9. Protecting Neighbour Amenity 
 

4.9.1. The following matters have been comprehensively taken into account in preparing the 
Development Parameters: 

4.9.1.1. The need to integrate the site with the surrounding area. 
4.9.1.2. The relationship with existing residential properties. 
4.9.1.3. The need for alignment with existing pedestrian/cycle routes. 
4.9.1.4. The need to ensure no unacceptable daylight/sunlight impact. 
4.9.1.5. The need to ensure the scheme is not overbearing; and the appearance of 

the scheme, particularly when viewed from surrounding residential sites. 
 

4.10. Design Quality 
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4.10.1.   The Design and Access Statement sets out the illustrative design rationale for the 
proposals within the existing and future context of central Reading. The document 
establishes the aspiration and ambition of the scheme and includes illustrative 
proposals that indicate one way, but not the only way, in which development may 
come forward in accordance with the Development Parameters and Design Code. 

 
4.10.2.   A Design Code has been prepared to ensure that the development at Reading 

Station Park is well designed and built to a high standard. It builds upon the design 
vision and objectives set out in the Design & Access Statement. The Design Code will 
serve to instruct and guide the future physical development of the site. Compliance 
with it could be required through a suitably worded planning condition. This approach 
allows an appropriate level of design development to take place and for variation to be 
established. 

 
4.10.3.   The Design Code is a set of illustrated design rules and requirements which instruct 

the physical development of the site and could be used to guide the preparation of and 
assess the acceptability of future Reserved Matters applications. 

 
4.10.4.   As the Reading Station Park development may be built-out over an extended period 

of time, the Design Documents will ensure that a high-quality development takes place 
in a co-ordinated fashion but, at the same time, allowing for design variety and changes 
deemed necessary, either through regulatory change or changing market conditions. 

 
4.11. Open Space & Public Realm 

 
4.11.1.   The Proposed Development provides an opportunity to unlock a significant part of 

the desired green pedestrian/cycle route between the Kennet Canal and River Thames. 
As part of the proposed development a high-quality public realm corridor, at least 23m 
wide, will be provided between building plots C and D, linking the railway underpass 
and Station Square North to Vastern Road and the River Thames beyond. 

 
4.11.2.   The Development Parameters allow for the expansion of Station Square North, to 

include part of the Application Site, to the South of Plot D, such that Station Square 
North ties into the new pedestrian/cycle route between the station and Vastern Road. 
To further enhance the public realm opportunity in this location, the Development 
Parameters also commit to setting back any buildings within Plot D at ground and first 
floor level on the southwest corner. The Development Parameters also require the 
inclusion of an open square between Plots A and B, in the western part of the 
Application Site. The two address the far edges of the site to ensure an even 
distribution of open space throughout the development. 

 
4.12. Our DAS section 05 (Design Code), and DAS section 07 (Illustrative scheme), are 

 available should the reader seek greater and expanded detail.   
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5. Involvement, feedback, and scheme refinement  

 
 
5.1. The initial scheme proposals were consulted both with the general public via public 

exhibitions and with officers through a series of meetings. The scheme changes and process 
of consultation is illustrated with our DAS section 05 – ‘involvement and feedback’, through 
the early stages of design, a number of comments were received and responded to as 
follows: 

5.2. The initial proposals for plot D were felt to be too high and not subservient in scale to the 
proposed buildings to the South of the tracks. As a result, plot D was reduced by 14m so that 
is became clearly subordinate in scale to the taller buildings desired on the North side of the 
station by RBC.  

5.3. The gap between blocks C and D was felt to be too small at 15m within the Design Code. This 
route is to be the main artery between development on this side of the station from the 
river and into the town centre. On reflection our team agreed that this route should be 
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significantly increased to enable a strong and legible route to be created, and also in 
recognition that this space sits at the base of the tallest element within the scheme. The 
minimum dimension was increased by 65% to 23m. 

5.4. Minimum distances within the Design Code between land parcels of 12m for office-to-office 
development were felt to be too little. The minimum distances were increased to 15m as a 
result. It should be noted that where residential use is advanced, that this increases to 20m. 

5.5. The plan for plot D was felt to be over sized and have a detrimental impact on the public 
realm space in front of the entry way into the station. The foot plate of plot D was revised 
and reduced to meet with the RBC aspirations.  

 
5.6. More recently, in April to June 2020, further feedback and written comment has been 

received from a number of statutory bodies as follows: 
 

5.6.1.   21 April 2020 – Historic England.  
 
Suggestion that the long-range views of blocks C and D are not sufficiently explored 

with regards to their relationship and impact on the view of the listed station building. 
Therefore, both residential and office options have been developed as potential design 
solutions and visualised to better illustrate this relationship. In addition, Montague Evans 
have been engaged to provide an assessment of this townscape relationship. It is perhaps 
worth noting that the policy framework for the site inevitably places a larger building at the 
station end of the site, which will always be visible from the South side of the tracks (unless 
the scale of any building was significantly reduced, in contradiction with the policy position). 
The question is therefore not if one can see the buildings on plots C and D in the same view 
as the listed station building but what these buildings might look like 

 
5.6.2.   RBC Heritage officer comments received 24.06.2020. 

 
In this note the heritage officer infers that the building on Plot D should not be seen as it is in 
the background of the listed station building. The remedy to this observation would be to 
completely reorganise the RSAF policy position and to significantly reduce the development 
potential for this town centre site. The station building is a two-storey building topped with 
an ornate clock turret. It is a very low building in contrast to the new station structure 
alongside it, to Thames Tower, and to the various large, consented buildings that sit within 
its orbit. As the centre of Reading enjoys redevelopment, the relationship of the listed 
building with its surroundings will inevitably change. This is not to say that the setting of this 
building cannot continue to contribute to one’s appreciation of Reading Town centre as new 
and old buildings co-exist. 

 
5.6.3.   RBC Landscape officer comments 27.04.2020. 

 
The landscape officer appears to be comfortable, subject to detailed design, with the 

amended distances between buildings at 15m and 23m respectively, and also with the 
10m set back against the southern boundary and acknowledges that these dimensions 
should be capable of providing good quality landscape and public realm solutions (See 
landscape statement of case). The officer does not however accept that a 5m strip of 
land on Vastern Road is sufficient for pedestrians, cyclists, and planting. The revised 
and improved setbacks enable the creation of a positive frontage and hugely improved 
environment for pedestrians as compared to the existing situation.  
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6.0 Summary 
 
 

6.1 This short summary text seeks to set out the main considerations that have been assessed to 
inform the design development of our proposals for the site. Whilst the application is in 
Outline, we have demonstrated through the preparation of an illustrative scheme that a 
good design solution can be created that complies with the parameters. Any scheme falling 
short of the council’s design expectations can be rejected using the planning tools that 
remain at the council’s disposal. 
 

6.2 For a more detailed statement of intent for each of the chapter headings please refer to the 
relevant appendix 
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Reading Station Park, Vastern Road, Reading Introduction 

17127/A5 1 December 2021 

1.0 INTRODUCTION 

1.1 This Statement of Case (SoC) has been prepared on behalf of Aviva Life & Pensions UK Limited 
(the Appellant) to set out the main points of case in support of the proposed development at 
Reading Station Park, Vastern Road, Reading (the Appeal Site). 

1.2 The SoC supports an Appeal against Reading Borough Council’s (RBC) non-determination of an 
outline application for the following development: 

The proposed development is anticipated to comprise of the 
following: 

• Demolition of the existing buildings; 
• Construction of approximately four new buildings, up 

to approximately 75m (112.9m AOD) in height, 
indicatively up to 23 storeys;    

• Delivery of car parking spaces and cycle storage in line 
with current policy requirements; and 

• Delivery of a mix of public and private open space, 
including children’s play space equivalent to a 
minimum of approximately 10% of the Appeal Site 
area. 

New pedestrian and cycle routes would be provided within 
the proposed development creating permeability through the 
Appeal Site. In addition, vehicular access would be provided.  
 

1.3 The application (Ref 200328) was validated by RBC on 27th February 2020, with a subsequent 
amended outline application submitted on 8th October 2021. RBC have not provided a decision 
on the application. 



Reading Station Park, Vastern Road, Reading Procedural Matters 

17127/A5 2 December 2021 

2.0 PROCEDURAL MATTERS 

Appeal Procedure 

2.1 This SoC has been formulated based on a Public Inquiry procedure with Proofs of Evidence to 
follow in accordance with the agreed timetable. The Appellant reserves its right to add to this 
SoC, in the event an alternative appeal procedure is deemed appropriate by the Planning 
Inspectorate. 

Continued Working with the Local Planning Authority 

2.2 Discussions will continue with RBC to reduce areas of dispute wherever possible through the 
agreement of the Statement of Common Ground (SoCG). 

Draft Statement of Common Ground (SoCG) & Section 106 Agreement 

2.3 In accordance with the 'Procedural Guide, Planning Appeals - England, November 2020' the 
Appeal submission is accompanied by a Draft SoCG. This provides full details of the Appeal 
Site, Planning History and the Application submissions. These matters are not repeated in detail 
within this SoC. 

2.4 The SoCG will continue to be drafted and agreed at the earliest possible convenience. 

Relevant Planning Policies 

2.5 There are a number of planning policies relevant to the determination of the Appeal. These 
are contained within the Draft SoCG. The Appellant reserves the right to refer to other policies 
not listed, particularly those published after the date of the SoC that are relevant to the 
Appellant's Case. 



Reading Station Park, Vastern Road, Reading Proposals 

17127/A5 3 December 2021 

3.0 PROPOSALS 

3.1 The application that is the subject of this appeal, was submitted in outline with all matters 
reserved. Planning permission is being sought for the development set out in the “Amended 
Planning Application Booklet” (dated October 2021). The Booklet contains the completed 
application forms, certificates, description of development and “Development Parameter 
Schedule and Plans”.  The Development Parameter Schedule and Plans set the maximum extent 
of development, the land uses and minimum and maximum floorspace proposed. This provided 
a sound base for the Environmental Impact Assessment (EIA) by fixing Development 
Parameters including the mix of uses and the quantum of development. The height and massing 
for the proposed development is set out within Parameter Plan PP-103_P2.  

3.2 The proposed development is anticipated to comprise of the following: 

• Demolition of the existing buildings; 
• Construction of approximately four new buildings, up to approximately 75 m (112.9m 

AOD) in height, indicatively up to 23 storeys;    
• Delivery of car parking spaces and cycle storage in line with current policy requirements; 

and 
• Delivery of a mix of public and private open space, including children’s play space 

equivalent to a minimum of approximately 10% of the application site area. 

3.3 New pedestrian and cycle routes would be provided within the proposed development creating 
permeability through the application site.  In addition, vehicular access would be provided.  
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4.0 DESCRIPTION OF THE APPEAL SITE 

4.1 The Appeal Site is approximately 1.9 hectares (ha) in size and is currently occupied by the 
Reading Station Shopping Centre which comprises a series of retail units set within extensive 
areas of surrounding surface car parking and associated infrastructure such as fencing, signage 
and lighting columns.  

4.2 The existing built forms on the Appeal Site comprise a series of low-rise retail units, constructed 
predominantly in red brick with corrugated metal cladding. The rear and side facades of the 
retail units generally lack articulation or fenestration, resulting in a blank inactive façade. The 
front facing aspects of the buildings in contrast feature doors, windows, canopies, recesses 
and signage, resulting in a more active and articulated façade. Overall, the existing built forms 
whilst low rise, are large-scale blocks of utilitarian massing and appearance which, along with 
the extensive surface car parking, diminishes the visual amenity experience within the Appeal 
Site.   

4.3 The northern and western boundaries of the Site are bounded by Vastern Road and Caversham 
Road respectively. These are busy roads with high volumes of traffic that result in diminished 
levels of tranquillity within the Appeal Site. To the south and east, the Appeal Site is contained 
by large-scale built forms: the Vastern House sorting office (the Hermes site) and the recently 
completed Reading Railway Station building to the south as well as a multi-storey car park to 
the east.  
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5.0 THE CASE FOR DEVELOPMENT 

5.1 The following section sets out the case on townscape and visual matters for the Appellant. 

5.2 It will be demonstrated that a number of evidence-based documents support and reinforce the 
case for the proposed development including the National Planning Policy Framework (NPPF), 
Reading Borough Local Plan (RBLP), Reading Tall Building Strategy (RTBS), and Reading 
Station Area Framework (RSAF). It will also be demonstrated that the iterative process of 
scheme design has been a collaborative process with liaison in particular between the architect, 
townscape and heritage consultants as well as other members of the team to inform the 
optimum scheme solution. 

5.3 The evidence to be submitted will explain how the proposals are justified having regard to the 
NPPF, and RBC planning policy documents, some of which relate specifically to development 
within Reading town centre and provide guidelines for development. the Site is included as an 
allocation under Policy CR11 ‘Station/River Major Opportunity Area’, specifically CR11e 
‘North of Station’.  

5.4 Of the policies within the RBLP (2019) Policy ‘CR10 - Tall Buildings’ is of particular relevance, 
which sets out that tall buildings are identified as 10 storeys of commercial floorspace or 12 
storeys of residential floorspace and equivalent to 36m tall. The Appeal Site is located within 
the area covered by Policy ‘CR10a - Station Area Cluster’. 

5.5 The RTBS (2018) sets out that CA 22: Vastern Road, within which the Appeal Site is located, 
is considered to have a Low townscape sensitivity to tall building development due to the 
absence of any key views or visual focal points. The document states that development should 
respond in terms of height and scale to the adjacent residential area, with tall structures being 
located to the south of the character area, adjacent to the railway line. 

5.6 The RSAF (2010) sets out benchmark heights for re-development of the Appeal Site, which 
range from 6 storeys in the north-western corner to a landmark building of at least 10 storeys 
in the south-eastern corner. However, it is noted at paragraph 6.23 that: 

• “Benchm ark  he igh ts  m ay be m od i f ied  upw ards in  o rder  
to  rea l i se  cer ta in  u rban  des ign  o r  o ther  m ajor  p lann ing  
benef i t s , o r  w here  app l i can t s  have dem onst ra ted  
conv inc ing ly  that  the poten t ia l  im pact  o f  h igher  
bu i ld ings on  the su r round ings can  be m i t iga ted .”  
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5.7 Entec Ltd produced the RTBS in 2008 on behalf of RBC, in order to inform the development of 
a tall buildings policy and specific guidelines for individual sites. As part of the production of 
the RTBS, a townscape assessment was undertaken, and the Reading Central Area divided into 
townscape character areas. 

5.8 The Appeal Site and its immediate setting fall within Character Area (CA) 22 - Vastern Road. 
The north-western edge of the Appeal Site immediately abuts CA12 - Caversham Road whilst 
the north-eastern edge abuts CA23 - King’s Meadow. CA1 - Station Hill abuts the boundary of 
CA22 to the south, whilst CA11 - Napier Road abuts the south-eastern boundary (both of these 
being located beyond Reading Station and the Great Western Railway Line). The area 
immediately to the west of CA22 falls outside of the Reading Central Area. 

5.9 The Heritage Statement of Case identifies that the Appeal Site has no heritage significance, 
and is supported on page 13 of the RTBS, which states: 

 “There are 8 character areas which are judged to have a capacity 
for tall buildings. These areas are largely, but not wholly towards 
the edges of central Reading, adjacent to major transport routes 
such as the IDR and the railway line. Within these areas there is 
an absence of historic built form, and although the building style 
and heights across these areas is variable, there are 
characteristically occasional buildings of between 8 and 10 
storeys. The buildings were largely constructed during the 
middle and later stages of the 20th century and have a medium 
sized or large block size. With the exception of character area 19 
’Mallard Row to ‘Fobney Street’ they all have a predominantly 
office or industrial land use”.  

  
5.10 This includes CA22 and CA1 and CA2 immediately to the south. 

5.11 There is no direct access to the Appeal Site from the northern station entrance. Furthermore, 
the Appeal Site inhibits pedestrian permeability, connectivity and legibility between Vastern 
Road and the recently upgraded public realm at the northern station entrance, with any 
physical or perceptual connection between the centre of Reading and the River Thames corridor 
broken by the vehicular dominated Vastern Road. Views north from the station and underpass, 
as proposed in the Reading Station Area Framework, would contribute significantly to diluting 
this separation. Buildings within CA22 do not contribute to the skyline in views towards the 
centre of Reading, with views of The Blade and Thames Tower being the most recognisable 
aspects of the built form in views over the Appeal Site. 
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5.12 The urban area of central Reading generally occupies the River Thames valley floor and in 
broad terms is contained in a narrow area of land between the River Thames and River Kennet. 
The east-west route of the Great Western Mainline provides further containment of the urban 
centre of Reading, which sits to the south of the railway line. The M4 transport corridor wraps 
around the southern suburbs of Reading (Calcot, Whitley and Earley), which have 
predominantly spread along Bath Road, A33 and A3290 with three motorway junctions (M4 
Junctions, 10, 11 and 12) servicing access to Reading. As a result, proposed built development 
of the scale proposed will reinforce the central location of Reading station within the built 
fabric of the settlement.       

5.13 As a result of the topographical pattern and the transport corridors that follow it, urban 
development extends in a broadly east-west pattern along the valley floor. This is evident in 
the coalescence of smaller settlements as development has spread along the corridors from 
the urban centre of Reading. A mixture of industrial, retail and residential development has 
also extended north and north-west of Reading Station, infilling broadly flat land between the 
railway line and River Thames. However, the linkages between Reading and Caversham remain 
vehicle dominated and focussed around the Caversham Bridge crossing point, which is located 
approximately 470m from the Appeal Site. Reading Bridge located 240m to the east of the 
Appeal Site acts as an additional route between central Reading and Caversham, but is also 
physically and visually separated from central Reading by built form and transport corridors. 

5.14 The Appeal Site lies immediately to the north of the recently constructed northern Reading 
Station entrance. Large-scale commercial and office uses are evident along Vastern Road, 
Forbury Road and Napier Road to the south-east of the Appeal Site. Continuing east along the 
route of the Great Western Mainline, further large scale industrial, commercial and office 
buildings have been constructed with the Thames Valley Park estate, representing a substantial 
large-scale development located on land between the railway line and the River Thames. 

5.15 In terms of scale, it is important to consider the context within which a proposed development 
will sit, whilst also considering the current baseline context. It will be demonstrated that the 
Appeal Site lies within a very well-established framework of significant large-scale built 
development land uses (Sovereign House, Clearwater Court, Reading Bridge House, Napier 
Court), surrounded by residential development, all set within a network of regional strategic 
transport corridors (Great Western Mainline, M4, A33, A3290). It is noted that a number of 
taller buildings are present in the town centre (Thames Tower – 16 commercial storeys, The 
Blade – 13 commercial storeys, Thames Quarter – 23 residential storeys) and a number of 
others are under construction or planned (Station Hill – 18 commercial storeys).  
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5.16 There are no Registered Parks or Gardens of Special Historic Interest (RPGSHI) in the vicinity 
of the Appeal Site. The nearest RPGSHI are The Forbury Gardens, approximately 270m to the 
south-east; Caversham Court Gardens, approximately 725m to the north-west; and Caversham 
Park, approximately 2km to the north-east. There are no listed buildings or scheduled 
monuments immediately adjacent to the Appeal Site, with the nearest being the Main Building 
of Reading General Station (Grade II), 130m to the south and is separated from the Appeal 
Site by the recently constructed northern entrance to Reading railway station. Further to the 
south and south-east of Reading railway station, clusters of listed buildings are located within 
the Conservation Areas of Market Place/London Street and St Mary’s Butts/Castle Street. It will 
be demonstrated that the proposed development will cause limited effects to the setting of any 
heritage assets, as set out within the Heritage Statement of Case. 

5.17 The Appeal Site lies within the Station Area Boundary as defined in the RSAF. The RSAF sets 
out the public realm priorities and provides design guidance, of which a number of points 
provide context to the Appeal Site. These include: benchmark building heights, area massing 
and density, screening of external plant and machinery and the creation of a north-south spine 
connecting Christchurch Meadows with central Reading 

5.18 The utilitarian nature of the existing built form on and adjacent to the Appeal Site represents 
a limited contribution to the sense of place exhibited in this part of Reading. This is exacerbated 
by the declining quality of public realm including large areas of surface level car parking. 
Neither the Appeal Site, nor land adjacent to it are occupied by ‘tall buildings’ as defined by 
RBC’s tall buildings policy CR10, but the Appeal Site is located within CR11e of the RBLP, which 
accepts the principal of tall building development through provision of indicative development 
densties for the Appeal Site. 

5.19 It will be demonstrated that the proposed development responds positively to Policy CR11e 
through provision of the Design Code, which prescribes for a development that will create a 
transition between the existing built form to the north and west of the Appeal Site, through 
the provision of taller buildings located adjacent to the railway line and lower built form with 
pitched roofs along Vastern Road. 

5.20 It will be demonstrated that the proposed development will reinforce a strong sense of place 
and local identity and introduce a positive townscape frontage along Vastern Road, where the 
built form would represent an improved relationship between built form on the Appeal Site and 
the visual experience of pedestrian and vehicle users along the road and towards the station. 
The introduction of a comprehensive, coherent and legible public realm with improved access 
between the northern station entrance and Vastern Road will also contribute positively to the 
townscape and visual amenity experience. 
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5.21 It will be demonstrated that the blocks of development will represent a progression from the 
residential character of Caversham Road that increases in height towards the centre of 
Reading, where the tallest element of the proposed development will mark the location of 
Reading Station, thereby providing additional legibility to this location.  

5.22 It will be demonstrated that in longer views towards the centre of Reading, the proposed 
development will appear amongst the emerging townscape in the urban centre, helping to mark 
the location of the station. At closer range, the public realm and block layout of the proposed 
development will improve the visual amenity in the vicinity of the Appeal Site, as well as 
improve the non-vehicular access to the northern entrance of the railway station due to the 
defined sightlines towards the station from Vastern Road, where an improved frontage would 
help to reduce the perception of a townscape dominated by vehicle movement. The close range 
and longer views for assessment were agreed with RBC via email correspondence on 17th 
October and 28th November 2019. 

5.23 It will be demonstrated that the character and setting of the wider townscape as well as the 
immediate Appeal Site will be enhanced as a result of the proposed development. The proposed 
development will contribute positively to the character of Reading, extending the town centre 
north of the station and providing improved connectivity whilst meeting policy requirements 
and creating a strong identity for the northern entrance to Reading Station and its approach.  

5.24 It will be demonstrated that the visual envelope for the proposed development is limited by 
the location of the Appeal Site which is situated in the centre of an urban area. Where any 
views of the proposed development are available, it will be seen within the context of other 
tall built form within an already developed area such that any appreciation of it will be 
beneficial. The proposed development will improve the overall appearance and functionality of 
the townscape and visual resource through well designed and sympathetic development that 
provides a progression in scale that positively contributes to the sense of place and 
arrangement of spaces, in line with paragraph 130 of the NPPF.  

5.25 With regard to policies within RBLP, it will be demonstrated that as the Appeal Site is not 
located within or adjacent to any green spaces, the proposed development will not directly 
impact upon Policy EN7: Local Green Space and Public Open Space. It would however improve 
the legibility and orientation of the public realm at the northern entrance of Reading Station 
that would positively contribute to an improved connection between the centre of Reading and 
the Christchurch Meadows Local Green Space. 
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5.26 By extending the existing grid layout structure of the Reading’s central area, as well as 
providing quality public realm, softened by a landscape scheme that would introduce Green 
Infrastructure into the area, the proposed development would have due regard to Policy EN12: 
Biodiversity and the Green Network, Policy EN14: Trees, Hedges and Woodlands, and Policy 
CR2: Design in Central Reading. It will be demonstrated that the built form would be of high 
architectural quality that takes reference from and responds to, existing built form within the 
centre of Reading.  

5.27 The inclusion of public realm that connects key townscape features and improves wayfinding 
for non-vehicular traffic as part of the proposed development will provide further benefits to 
the Appeal Site that respond positively to Policy CR3: Public Realm in Central Reading.  

5.28 It will be demonstrated that the proposed design of the built forms takes account of guidance 
set out within Policy CR10: Tall Buildings, with the tallest part of the proposed development 
located on the south-east corner of the Appeal Site, closest to the centre of the Station Area 
Cluster and closest to the station, stepping down in height towards existing residential 
properties. The proposed development will enhance the skyline in views towards the centre of 
Reading and are designed to fit within the wider aspirations to improve physical and visual 
connections between the centre of Reading and the Thames corridor. This comprehensive 
design consideration also reflects the aspirations of Policy CR11: Station/River Major 
Opportunity Area. 

5.29 In addition to the considerations of policies within the RBLP, the proposed development has 
had due regard to the RSAF, which sets out priorities for the connection of the River Kennet 
and River Thames, as well as changes to the Vastern Road corridor, Pedestrian Grid and 
Landscaping. 

5.30 The RSAF sets out benchmark heights for the re-development of the site, which range from 6 
storeys in the north-western corner to a landmark building of at least 10 storeys in the south-
eastern corner.  While the proposed development will represent an increase in these figures, 
the progression in height across the site offers a gradual and sympathetic increase rather than 
a more dramatic step change to a landmark building at the station entrance. 
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6.0 WITNESSES 

6.1 Prior to the commencement of the Inquiry, a list of those Expert Witnesses giving evidence 
on behalf of the Appellant will be provided.  However, the Appellant proposes provisionally 
that evidence will be presented on the matters identified below for the reasons set out:  

Townscape and Visual Matters: Matthew Chard, Partner - Barton Willmore  
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1.0 INTRODUCTION 

1.1 This statement addresses the heritage considerations relating to the redevelopment of the site called Reading Park Station 

Application No. 200328, including demolition of the existing structures and erection of a series of buildings for a mixed use 

development as defined in the description of development and set out in the Statement of Case.  

 

1.2 This statement has been written by Chris Miele, Senior Partner in Montagu Evans’ central London office. I am a Chartered 

Town Planner and a Member of the Institute of Historic Building Conservation. As a Partner in the Planning and 

Development department I provide specialist advice on sites that involve development on and/or adjoining sensitive land 

or its setting. I also specialise in townscape and visual impact work. 

 

1.3 I have been involved in the project since June 2021 when I was invited to provide my view on the proposals and support 

a resubmission of the application. This led on to our work to support the resubmission of the ES in September. In this work 

I was assisted by my colleague Kate Falconer Hall an Associate at Montagu Evans LLP with extensive relevant experience. 

 

1.4 The scope of my evidence will cover: 

 

 the heritage value of the identified assets (or ‘receptors’) and the townscape context in which those assets are 

experienced; 

 the planning policy context; 

 the assessment of the effects of the scheme on those assets; 

 the heritage issue that remains outstanding with the Council  
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2.0 THE HERITAGE ASSETS  

2.1 We supported the submission of the revised application with a baseline study – set out in a Heritage Statement – also 

referred to throughout as a ‘Baseline Study’ – which identifies and describes the significance and settings of heritage 

receptors within the (built) heritage baseline. The study forms the basis of the Built Heritage chapter of the Environmental 

Statement (the ‘ES’) submitted with the application.  

 

2.2 A brief summary of the assessment is given here for convenience, beginning with the findings from the baseline study.  

 
2.3 The Site does not contain any listed buildings (designated or non-designated), and is not located in a Conservation Area. 

 

2.4 The built heritage baseline identifies the heritage receptors in the area surrounding the Site which may experience an 

effect to their significance. This would arise from a change to their setting as a result of the Proposed Development. This 

analysis is in line with the statutory provisions set out at Section 66(1) of the Planning (Listed Buildings and Conservation 

Areas) Act 1990 (‘the 1990 Act’), which will be outlined in the Legislation and Planning Policy section of the forthcoming 

ES chapter. 

 
2.5 The study area chosen for the identification of the heritage assets was set at 500m, as a proportionate response to the 

built content and the scale and nature of the proposed development.  

 
2.6 Table 1 included in the Appendix lists all heritage receptors, both designated and non-designated identified within the 

500m study area. Subsequent analysis of the setting of these heritage receptors and the intervening built townscape form 

undertaken as part of the Heritage Statement concluded that only those identified as ‘Scoped into full assessment’ in the 

Table 2 below have the potential to be affected by the 2021 amended proposed development. The analysis in the baseline 

study carries out an extensive analysis of the heritage context which is not affected. The analysis in the ES Chapter 

focuses on the assets identified in Table 2 below.  

 

Table 2: Heritage Receptors within Study Area 

Map 

No. 

Asset name  Listing designation List entry no Sensitivity  

Scoped into full assessment  

3 Former Town Council Chamber Grade II* 1113400 Medium  

4 Main Building of Reading Station  

 

Grade II 1321892 Medium  

5 The Statue of King Edward VII  

 

Grade II 1113589 

 

Medium  

6 Former Great Western House  

 

Grade II 1113591 Medium  

8 Regent Place  Grade II 1113434 Medium  

9 13 and 15 Station Road  

 

Grade II 1113590 Medium  

10 Reading Museum Grade II 1321990 Medium  
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11 Former School of Art Grade II 1113600 Medium  

13 The Concert Hall Grade II 1113401 Medium  

18 29 and 31 Caversham Road Grade II 1113433 Medium  

36 55 Vastern Road N/A – Locally Listed N/A Low 

A Market Place Conservation Area N/A N/A Medium  

 

2.7 The significance, and the contribution made by setting to that significance, of each asset, is set out in the baseline study. 

We will not repeat them here.   

 

Townscape context and setting  

 

2.8 The existing and emerging townscape context is an important consideration. The statement of case on TVIA matters, 

prepared by Barton Wilmore sets out a more detailed analysis of the context and rationale for taller buildings in this location 

and I summarise the main issues here as they relate to impacts on heritage assets.  

 

2.9 The site currently does not make a material contribution to the majority of the heritage assets identified in the ES Chapter 

and included in the table above. The only asset that the site forms a material element within its setting is the Grade II listed 

building of Reading Station and the locally listed building at 55 Vastern Road. It is our judgement that the site is a neutral 

element in its setting. There are significant opportunities to improve the quality of the architecture and public realm within 

the site and improve the contribution to the setting of heritage assets in that way.  

 
2.10 The policy designations pertaining to the site and the surrounding area indicate that this location has been identified as 

suitable for new development which is of a greater density and height than the existing prevailing townscape.  

 
2.11 Through the Reading Central Area policies CR 1 to CR 10 and the Reading Station / River Major Opportunity Area policy 

CR 11, RBC have confirmed that they want locations near to the station to be marked with taller buildings and in a planned 

way that ensures density is secured through design led optimisation.  

 
2.12 The approach to densification in this area is enshrined specifically for the site in Policy CR10 (Tall Buildings). The site is 

located in the area identified at part i) of the policy under area CR10a, ‘Station Area Cluster.’ The part of the policy that 

relates to this part of the Reading Central Area states that: ‘A new cluster of tall buildings with the station at its heart will 

signify the status of the station area as a major mixed-use destination and the main gateway to and most accessible part 

of Reading.’  

 
2.13 The policy wording indicates that RBC recognises that tall buildings are an appropriate approach to delivering sustainable 

development in this area which is characterised by high levels of accessibility and limited environmental constraints 

including highly graded heritage assets or landscape designations. It is notable that the boundary of the Major Opportunity 

Area and that area identified as the Tall buildings cluster policy CR10 extends to the south and meets the historic core of 

the city. The boundary identified in this way shows the Council has considered and expects change in these locations 

adjacent to the heritage assets. 

 
2.14 Currently the area around the station and on this site is not marked by buildings of height although there are a number of 

recent consents in the area which signal the significant changes to the townscape context alongside which the proposals 

need to be considered.  

 
2.15 Given the adopted policies for this central area are all focussed on creating a new destination, the impacts of development 

proposals on this site should be looked at in context of policy of development area.  
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3.0 EFFECTS ON HERITAGE ASSETS 

3.1 The application site has no heritage significance. The application site is not derelict and is still in use as a retail park. The 

site does not evidence good urban design, and detracts from what is recognised in the development plan as a strategically 

important location capable of delivering transformational change.   

 

3.2 The assessment of the scheme in ES terms has been carried out on the basis of the Development Parameters and the 

Design Code prepared by Collado Collins in support of the submission. The illustrative drawings have also been taken 

into account where they provide an indication of how the Design Code might be interpreted in the preparation of a fully 

detailed scheme. These were not relied on to complete the ES assessment but provide a helpful indication of the 

architectural quality, landscaping and materiality of a future scheme.  

 

3.3 The completed development effects would vary between each heritage receptor due to the immediate setting of each 

heritage receptor and the degree of visibility of the 2021 amended proposed development from each heritage receptor. 

The main building of Reading General Station and Great Western House would have direct views of the proposed 

development, albeit at a distance of 250m and 380m respectively. While there are other modern buildings around each, 

none of them are as tall as those proposed for the completed development.  

 

3.4 The 2021 amended proposed development would enhance the application site by providing commercial and residential 

accommodation, as well as public spaces and new access routes. The design at ground level would provide an active 

street frontage which would be of benefit to Vastern Road. Interpretation of the Design Code provides commitments to 

deliver high quality design at the reserved matters stage. 

 
3.5 Table 2 below summarises the sensitivity of the identified heritage receptors, the magnitude of impact arising from the 

completed development, and the resulting scale of the effect on heritage significance.  

 

Table 2 Sensitivity of Heritage Receptors, Magnitude of Impact and Likely Effects on a tabular basis 

Heritage Receptor Sensitivity Magnitude of Impact Scale of Effect 

Former Town Council Chamber Medium Negligible Negligible Adverse 

Main building of Reading General 

Station 

Medium Medium Minor/ Moderate 

Adverse  

Regent Place Medium Negligible Negligible Adverse 

29 and 31 Caversham Road Medium Negligible Negligible Adverse 

Great Western House Medium Low Negligible Adverse  

13 and 15 Station Road Medium Negligible Negligible Adverse 

Statue of King Edward VII Medium Negligible Negligible Adverse 

Reading Museum Medium Negligible Negligible Adverse 

Former School of Art  Medium Negligible Negligible Adverse 

Concert Hall Medium Negligible Negligible Adverse 

No 55 Vastern Road Low High Minor Adverse 

Market Place Conservation Area Medium Negligible Negligible Adverse 
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4.0 ASSESSMENT  

4.1 The Council identified a higher level of harm to the heritage assets in their responses to the earlier iterations for proposals 

to redevelop the site. This assessment has been largely restated in response to the appeal scheme.  

 

4.2 Montagu Evans assessment of the impacts of the scheme differ from that of the Council. In summary, the Appellant’s 

position is that the level of harm identified by the Council is overstated and that this is lower than expressed by Council 

officers.  

 

4.3 The assessment of the scheme is summarised above. The harm caused to heritage is less than substantial and in our 

view at the lower end of the spectrum. The proposals fall to be considered under paragraph 202 of the NPPF.  

 
4.4 As shown in the table above, Montagu Evans are of the view that the proposals will not give rise to significant effects. The 

impact of highest magnitude is on the setting and significance of the Grade II listed Reading Station which led us to identify 

a minor / moderate adverse effect. The setting and significance of the locally listed 55 Vastern Road is affected to a minor 

extent. All other effects on significance are negligible, that is, not material as to affect significance.  

 
4.5 It should be noted that where adverse effects have been identified these are on the basis that the change in scale and the 

juxtaposition between the existing and proposed scales is considered to be harmful in the absence of detailed design 

proposals and a fully resolved architectural approach. The level of harm has been identified as a cautious assessment of 

the effects of the maximum parameters and without taking into account the full implications of the development plan 

designations.  

 
4.6 The Council have identified a much higher level of harm in relation to the setting impacts on three assets in particular: the 

Grade II listed Reading Station, the Grade II Great Western House (Malmaison), the Grade II listed Nos. 13 and 15 Station 

Road and the statue of King Edward VI (Grade II). The Council’s views is that the Market Place/London Street Conservation 

Area is also affected.  

 
4.7 The Council also identify harmful effects from the cumulative position; that is, considering the proposals in context with 

consented and submitted schemes in the immediate vicinity of the Regeneration Area. Montagu Evans are of the view that 

the interaction of the proposed development with surrounding schemes will not give rise to additional effects.  
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Table 1: Heritage Receptors identified within the Study Area 

Table 1: Heritage Receptors within the Study Area 

Map No. Asset name  Listing designation List entry no 

Scoped into full assessment  

3 Former Town Council Chamber Grade II* 1113400 

4 
Main Building of Reading Station  

 

Grade II 1321892 

5 
The Statue of King Edward VII  
 

Grade II 
1113589 

 

6 
Former Great Western House  
 

Grade II 
1113591 

8 
Regent Place  

Grade II 
1113434 

9 
13 and 15 Station Road  
 

Grade II 
1113590 

10 Reading Museum Grade II 1321990 

11 Former School of Art Grade II 1113600 

13 
The Concert Hall Grade II 1113401 

18 29 and 31 Caversham Road Grade II 1113433 

36 55 Vastern Road N/A – Locally Listed N/A 

A Market Place Conservation Area N/A N/A 

Scoped out of full assessment  

1 Church of St Laurence Grade I 1113532 

2 Greyfriars Church Grade I 1321952 

7 Walter Parson’s Corn Stores Grade II 1248738 

12 11 Friar Street Grade II 1321949 

12 12 Friar Street Grade II 1113484 

12 13 Friar Street Grade II 1321950 

12 14 Friar Street Grade II 1113485 

12 15 Friar Street Grade II 1113486 

14 154 Friar Street Grade II 1113489 

14 155 Friar Street Grade II 1303154 

15 147 Friar Street Grade II 1113488 

16 Municipal Buildings Grade II 1113402 

17 Queen Victoria Jubilee Statue Grade II 1113483 



19 Small Town Hall Grade II 1321989 

20 Kings Meadow Swimming Pool Grade II 1391153 

21 1-31 Queen Victoria Street Grade II 1113564 

22 Caversham War Memorial Grade II 1445141 

23 Wall and Gatepiers of St Laurence’s 
Graveyard 

Garde II 1155686 

24 Tracery Fragments to South of No 10  Grade II 1113392 

25 Drinking Fountain on South Side of St 
Laurence’s Tower  

Grade II 1156250 

26 St Laurence’s Church and Churchyard 
Twelve Tombs in St Laurence’s 
Churchyard  

Grade II 
1113533 

 

27 Maiwand Memorial Grade II 1155769 

28 Quadrant Walls and Railings to former No 
64 (Greyfriars Vicarage)  

Grade II 1113487 

29 27 and 28 Market Place Grade II 1302967 

29 23-26 Market Place Grade II 1113536 

30 The Coopers Public House Grade II 1113537 

31 32 Market Place Grade II 1156271 

32 Trustee Savings Bank Grade II 1113538 

33 The Mitre Inn Grade II 1157216 

34 Reading Abbey: a Cluniac and 
Benedictine monastery and Civil War 
earthwork  

Scheduled Monument 1007932 

35 The Forbury Garden Park and Garden, 
Grade II 

 

1000586 
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1.0 INTRODUCTION  

 

1.1 This Transport Statement of Case has been prepared by Doug Hickman BSc FCILT of Cole 

Easdon Consultants Limited (CE) on behalf of Aviva Life and Pensions Limited (the Appellant) 

to accompany an appeal against non-determination by Reading Borough Council (RBC) in 

relation to application reference 200328.  

 
1.2 The Planning Application relates to Reading Station Park (‘the Site’) located at Vastern Road, 

Reading, RG1 8AL. The formal description of development is as follows:  

 

‘Outline planning permission with the details of access, appearance, landscaping, layout and 

scale reserved for later determination. A demolition phase and phased redevelopment (each 

phase being an independent act of development) comprising a flexible mix of the following 

uses: Residential (Class C3 and including PRS); Offices (Use Class B1(a); development in Use 

Classes A1, A2, A3 (retail), A4 (public house), A5 (take away), D1 and D2 (community and 

leisure); car parking; provision of new plant and renewable energy equipment; creation of 

servicing areas and provision of associated services, including waste, refuse, cycle storage, 

and lighting; and for the laying out of the buildings; routes and open spaces within the 

development; and all associated works and operations including but not limited to: demolition; 

earthworks; provision of attenuation infrastructure; engineering operations’. 

 

1.3 The Planning Application was submitted to RBC on 27th February 2020, with amendments 

submitted on 19th October 2021. 

 

1.4 This Transport Statement of Case builds upon the submissions provided to RBC as part of the 

planning application and subsequent application amendments, and provides a summary 

response to the objections and queries raised in RBC’s Transport Development Control 

Consultation response dated 13th July 2020 (included at Appendix 1).   

  

Personal Profile 

1.5 My name is Doug Hickman and I hold a Batchelor of Science degree in Geography from the 

University of Bristol (2003).  I have over 18 years’ experience gained with private consultancies 

in the assessment of the transport and highway impacts arising from new development. I have 

been a Fellow of the Chartered Institute of Logistics and Transport since 2016.   I am a Director 

of Cole Easdon, a multi-disciplinary firm of Consultants that advises private and public sector 

clients in relation to a variety of matters relating to planning and development, including 

transport, flood risk and drainage, and infrastructure design.  
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2.0 THE SITE’S TRANSPORT CONTEXT  

 
Highway Access 

2.1 Vehicular access to the existing retail park is achieved off Caversham Road via a slip-road 

arrangement whilst egress is achieved off Vastern Road via a similar arrangement.  

 

Pedestrian / Cycle Access 

2.2 As set out in the Transport Assessment (TA) prepared by Cole Easdon, all roads in the vicinity 

of the site benefit from footway provision along both sides of the carriageway facilitating 

convenient and safe pedestrian movement in the local area.   

 
2.3 Refer also to Figure 2.1 below which illustrates the pedestrian routes in the vicinity of the site. 

 

2.4 The ‘Cycle Routes in Central Reading’ map (shown on Figure 2.2) produced by RBC illustrates 

the local cycle route network.  A number of these routes pass in close proximity to the site and 

provide access to numerous areas of the town.   
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Figure 2.1: Pedestrian Connections 
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Figure 2.2: Local Cycle Routes 
 

 

Public Transport Access 

2.5 The nearest bus stops to the site are the ‘Station North Bus Interchange’ located immediately 

to the east of the site comprising stops NA, NB, NC and NE and the ‘Caversham Road Fire 

Station’ stops located to the southwest of the site.  Both are within 400m of the site.   

 

2.6 These bus stops combined are served by 25 services per hour, providing connections to local 

destinations across Reading as well as to neighbouring settlements including Henley, Marlow, 

High Wycombe and Oxford.  A further 120 buses per hour are available from other bus stops 

within 800m of the site.  

 
2.7 Reading Railway Station is located immediately to the south of the site.  It is a major transport 

hub and is served by four train operating companies: Great Western Railway, CrossCountry by 

Arriva, South Western Railway and TfL Rail. 

 

2.8 Frequent services operate to London Paddington, Swindon, Bristol Parkway and Bristol Temple 

Meads, Cardiff, Oxford, Birmingham New Street and numerous other destinations.   
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3.0 TRANSPORT-RELATED ASPECTS OF DEVELOPMENT PROPOSALS 

 

Vehicular Access 

3.1 Vehicular access to the site is a reserved matter to be developed as the scheme progresses.  

The access zone plan shown with Figure 3.1 below indicates the zones where an 

access/egress could be provided.   

 

3.2 The design and location of the site access arrangements will be dependent on the eventual mix 

of development that comes forward at Reserved Matters stage and the associated predicted 

traffic volumes.  It will need to have regard to the prevailing traffic flows along Vastern Road 

and Caversham Road; and will also need to be cognisant of any other highway works proposed 

or being progressed on these roads that may influence the design.   

 

3.3 However, given that the existing retail park access points cater for far higher levels of traffic 

than would occur following redevelopment (as set out in detail in the Transport Assessment) it 

is considered that suitable access points will be able to be designed to easily accommodate 

the predicted traffic volumes.   

  

 
Figure 3.1: Access Zones  
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Car Parking 

3.4 The proposed development would be car-free, except for the provision of disabled car parking 

in accordance with the standards contained within the Reading Revised Parking Standards and 

Design document.  The final number of car parking spaces to be provided will be ascertained 

as the detailed elements of the development are finalised.  One disabled parking space will be 

provided in relation to 5% of the residential units provided.  

 

Cycle Parking 

3.5 The development will provide cycle parking for all of the various uses in accordance with the 

minimum standards set out in the Reading Revised Parking Standards and Design document.   
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4.0 TRANSPORT POLICY CONTEXT  

 
RBC Local Plan (Adopted November 2019) 

4.1 Policies relevant to the appeal site are TR1, TR3, TR4 and TR5.   

 

4.2 Policy TR1 seeks to ensure that new development implements measures and provides 

contributions to promote and improve sustainable modes of transport.  The car-free nature of 

the scheme means that sustainable modes of transport will account for the vast majority of trips 

to and from the development, and there is clearly scope for the development to provide 

contributions to improve access by sustainable modes, as deemed appropriate.     

 

4.3 Policy TR3 states that development will only be permitted where: 

i) Accesses and works to the highway comply with the adopted standards of the Transport 

Authority;    

ii) The development would not have a material detrimental impact on the functioning of the 

transport network;   

iii) The proposals would not be detrimental to the safety of users of the transport network, 

including pedestrians and cyclists;   

iv) The proposal would not generate regular movement of heavy goods vehicles (HGVs) on 

unsuitable roads, or on roads without easy access to the Classified Highway Network; and   

v) For non-residential uses, or new dwellings on classified roads, off-street servicing would be 

provided. 

 

4.4 The site benefits from existing points of access and egress onto the highway network and 

suitable vehicular access points will be able to be provided to serve the site following 

redevelopment.  The proposed development would comply with all of the provision of Policy 

TR3. 

 
4.5 Policy TR4 requires that development make full use of opportunities to improve the local cycling 

network and to integrate cycling facilities within the development.  Financial contributions 

towards improving and developing the Reading cycling network will also be sought where 

appropriate.  As apparent from Figure 2.2 of this Transport Statement of Case, the site is 

situated in close proximity to a number of existing cycle routes and opportunities exist to provide 

improved connections to these routes as part of any redevelopment.  The site’s very central 

location also means that cycling is likely to be an attractive and convenient mode of transport 

for a variety of trip purposes. 

 



TRANSPORT STATEMENT OF CASE 
Reading Station Park, Reading, Berkshire 

_________________________________________________________________________________ 
 

______________________________________________________________________________________ 
December 2021 QMF 09.20 – Issue 4 

8 

4.6 Policy TR5 sets out that car and cycle parking should be provided at levels appropriate to a 

site’s location relative to sustainable modes of transport.  It also sets out minimum levels of 

electric vehicle charging points required for residential and non-residential uses.  In light of the 

site’s highly accessible location, being close to Reading Town Centre, Railway Station, 

numerous bus stops and cycling routes, the development is proposed to be car-free with the 

exception of Blue Badge parking.  The quantum of such parking would be determined as part 

of a Reserved Matters application.  Electric vehicle charging infrastructure can also be provided 

in accordance with RBC’s requirements. 

 
National Planning Policy Framework (NPPF) 

4.7 Paragraph 108 of the Framework states that when assessing development proposals it should 

be ensured that: ‘opportunities to promote sustainable modes of transport have been, or can 

be, taken up; that safe and suitable access can be achieved for all users, and that any 

significant impact on the transport network or highway safety can be cost-effectively mitigated 

to an acceptable degree’.  The development would clearly promote the use of sustainable 

modes of transport (being a car-free development), could achieve safe and suitable access 

points from the access zones identified (noting that the site already benefits from existing points 

of access catering for significantly higher volumes of vehicular traffic than would be generated 

following redevelopment) and there will not be any significant impacts on the transport or 

highway networks, as evidenced within the Transport Assessment. 

 

4.8 Paragraph 109 of the Framework states 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 highway network would be severe.  In this regard, the 

development is predicted to facilitate a significant reduction in vehicular traffic when compared 

with the existing retail park use.  This reduction in traffic will have a positive impact on the 

operation of the highway network and highway safety.   

 
Reading Station Area Framework 

4.9 The Reading Station Area Framework (RSAF) provides guidance and sets out RBC’s key 

requirements for developments in the Station Area.  Paragraph 11.10 of the RSAF sets out that 

‘High-density mixed-use development in the Station Area will maximise the potential for local 

walking and cycling trips. The framework will help to secure high quality pedestrian and cycle 

facilities to include routes that are direct, well lit, naturally surveilled and safe.’  

 
4.10 Additionally, Paragraph 11.13 states that ‘the  development  of  the  Station Area  must  ensure  

that  the  impact  on the  surrounding  road  network  is acceptable  and  that  improvements  

are made  to  the  road  network  to accommodate  the  increases  in  people movement  

generated  by  the  sites’. 
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5.0 CONSIDERATION OF ISSUES RAISED IN RBC TRANSPORT CONSULTATION 

RESPONSE 

 

5.1 This Section responds to various matters identified in RBC’s Transport Development Control 

response dated 13th July 2020 which I consider constitute the main areas of difference between 

the appellant and RBC at the time of writing.  Each matter is addressed below.  

 

Access 

5.2 RBC acknowledges that a gap has been left between buildings D and C to facilitate a north-

south pedestrian/cycle route linking Reading Station with development on the north side of 

Vastern Road.  However, RBC commented that: 

 

the drawings submitted fail to show how this would tie in with the route to the station underpass 

which is currently subject to another current planning application.  Revised plans are therefore 

required fully detailing how these two sites would interact to ensure that this does not impact 

on the proposed building plot locations.   

 

In addition to this the proposal must ensure that the building plots do not conflict with the 

requirement to provide a signalized crossing on Vastern Road which would link to the SSE site 

(also a current application) and Christchurch Bridge to the north.   

 

5.3 Given the outline nature of the application it isn’t possible or appropriate to submit detailed 

plans of this pedestrian/cycle route, however it is clear that the appellant is aware of the desire 

for and has identified land for provision of such, and it can further be ensured as part of a 

Reserved Matters submission that the layout of the Building Plots do not conflict with aspirations 

to provide a new crossing on Vastern Road.     

 

5.4 In relation to vehicular access, RBC has raised a number of matters that are most effectively 

summarised in the below extract from the consultation response: 

 
‘I had concern over the access reducing the distance to the Caversham Road / Vastern Road 

roundabout which does experience queuing back to the existing site access and also reduces 

the availability for vehicles heading east given that there is less carriageway length to get into 

the right hand lane after exiting the site.  It was stressed that these points would need to be 

addressed as part of any safety audit and assessment of the junction at an application stage.   

Although the access design is not to be considered at the application stage the impact of the 

development on the surrounding Highway network is and therefore the applicant must assess 

the impact on the Caversham Road / Vastern Road roundabout following the reduction in length 

of the left hand lane approaching the roundabout. 
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Drawings would also be required clarifying that the location of any proposed exit would not 

detrimentally impact the delivery of a crossing facility on Vastern Road.  

 

In relation to the access point on Caversham Road it has been discussed with the applicants 

of this proposal and that of the Royal Mail site located adjacent to the south that a shared 

access could be provided.  Drawing PP-101 should, therefore extend the access zone further 

south to take account that the access could be taken form the adjacent site’. 

 
5.5 In response to the above, access is not a detailed matter for consideration and thus it isn’t 

possible or appropriate to indicate a confirmed location or layout of the access points.   

 
5.6 Furthermore, as set out in the TA, the proposed development would facilitate a significant 

reduction in vehicle movements to and from the site and thus there will be a reduced flow of 

traffic exiting on to Vastern Road and thus reduced demand for vehicles wishing to manoeuvre 

into the outside lane on approach to the Caversham Road roundabout.   

 

5.7 Additionally, the Vastern Road access zone is located opposite Lynmouth Road in the same 

location as where the existing slip road exit from the retail park merges onto Vastern Road.  

Therefore, I do not consider that there would, necessarily, be any reduction in the carriageway 

length available for traffic wishing to depart to the east (and thus access the outer lane).    

 

5.8 The access zone indicated on Vastern Road extends to some 42m in length, thus providing 

considerable flexibility with respect to the location and type of access provided.   

 
5.9 In relation to RBC’s comments regarding a shared access with the neighbouring land parcel to 

the south (former Royal Mail depot), I consider there to be no traffic-related reason why a 

shared access would be necessary to enable delivery of either site.  The appeal site’s existing 

access off Caversham Road would be retained, providing ingress only.  The adjacent site also 

proposes a one-way access off Caversham Road to the south of the appeal site access, 

allowing ingress only.  Therefore, owing to the one-way characteristic of the accesses, there is 

no reason why in my opinion that they would cause conflict with each other or present particular 

highway safety problems.   

 

5.10 In my opinion, from a transport perspective, both sites could come forward independently of 

each other with separate access points and would not be reliant on each other to deliver suitable 

vehicular, pedestrian or cycle access.   
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Trip Generation 

5.11 RBC provided comments in relation to the trip generation analysis set out within the TA, 

however these comments were based on a different set of floor area and use class parameters.  

However, a response is provided below where appropriate and still relevant, to the comments 

made by the RBC Transport officer. 

 

5.12 RBC stated that it had not been demonstrated that the TA had assessed the ‘worst case’ in 

terms of trip generation.  The previous TA dated February 2020 assessed a mix of 113,000m2 

of office floorspace and 2,000m2 of retail floorspace equating to the total maximum floorspace 

of 115,000m2.  Analysis of TRICS conclusively confirms that office floorspace is a far more 

intensive trip generator than residential uses and hence why the trip generation methodology 

was chosen in the TA.   

 

5.13 Notwithstanding the above, the updated TA dated October 2021 assesses a different set of 

parameters and once again assesses the scenario that would yield the highest level of trip 

generation.  As has been noted in the updated TA, a greater amount of floorspace was 

assessed than has actually been applied for as follows: 

 
▪ 29,000m2 of office (compared with a maximum of 24,500m2 now proposed); 

▪ 7,000m2 of commercial/retail uses (the maximum amount applied for); and 

▪ 1,000 residential units. 

 

5.14 This enabled an extremely robust assessment to be made since it assumed that the maximum 

amount of non-residential uses were built out, in addition to the maximum number of residential 

unit.   

 

5.15 In relation to the assessment of the office uses, the RBC Transport officer was critical of the 

location parameters used in the TRICS assessment, stating that town centre sites should be 

used.  In response, the TRICS assessment for the office space in the updated TA utilises town 

centre sites only and therefore this matter has been addressed. 

 

5.16 The RBC Transport officer also commented that the TA hadn’t made it clear that the worst case 

had been assessed with regard to the retail/commercial uses.  The analysis in the updated TA 

(October 2021) presents a more extensive review of a wide range of commercial land uses and 

concludes that utilisation of the surveyed trip rates for the existing retail park provides the most 

robust way of assessing this element of the proposals.  The existing retail park also comprises 

a very similar amount of floorspace (6,949m2) to the maximum sought within the parameters 

(7,000m2) and therefore provides an excellent comparator for trip generation purposes in my 

opinion.   
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5.17 More generally, the updated TA for the amended scheme shows a significant reduction in the 

overall number of trips generated (by all modes) during the peak hours and daily when 

compared with the scheme assessed in the February 2020 TA.    

 

5.18 The predicted additional passenger numbers on bus and rail services are clearly presented in 

the TA and the analysis confirms that the impact on any one bus route is minimal at some 2 

additional passengers per service in the peak hours.   

 
5.19 With regard to impacts on rail services, the greatest increase in passenger numbers on any 

one train service is also demonstrably minimal. 

 
5.20 I consider that the additional passenger numbers predicted on bus and rail services (which are 

themselves overestimations given the additional quantum of development assessed) would be 

able to be accommodated on the existing transport network.   

 
Car Parking 

5.21 Whilst RBC acknowledges the provision within the parameters for one disabled parking space 

to be provided for 5% of the residential dwellings, the Transport officer does not agree with the 

retail/commercial element of the scheme being car-free.  The reason given for this objection 

relates to the maximum floor area for this element of the parameters being 7,000m2, and thus 

broadly equivalent to the floor area of the existing retail park.  The Transport officer states that 

RBC would not allow this quantum of retail to be car-free due to a potential increase in demand 

for on-street parking on the surrounding streets.   

 

5.22 I do not consider this to be a reasonable objection for the reasons set out below: 

 

▪ policy TR1 seeks to ensure that new development promotes and improves access to 

sustainable modes of transport.  A car-free development would therefore support this 

policy; 

▪ policy TR5 of the Reading Local Plan requires car parking to be provided at levels 

appropriate to a site’s accessibility to sustainable modes of transport.  The site offers a very 

high level of access to sustainable modes of transport and on this basis I consider it to be 

an appropriate site for car-free development; 

▪ the site is identified as being within Zone 1 (central core area) as refined in RBC’s Revised 

Parking Standards and Design document.  Zone 1 sites are situated closest to transport 

hubs and have the largest proportion of public car parking spaces.  Accordingly, there is 

very unlikely to be an increased demand for on-street parking; 

▪ Paragraph 112 of the NPPF requires that applications for development should give priority 

first to pedestrian and cycle movements and second, to facilitating access to high quality 
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public transport.   There is nothing in the NPPF or RBC’s policies which would suggest that 

the provision of dedicated car parking in a town centre site with very good access to 

sustainable modes of transport should be encouraged;  

▪ RBC has appropriate powers to amend the on-street parking provision if the council 

considers it to be contrary to the promotion of sustainable modes of transport.  However, I 

do not consider that any harm would arise per se from any legitimate usage of the available 

on-street parking (which is resident permit controlled and subject to maximum stay 

restrictions) by users of the non-residential floorspace; and 

▪ given the site’s very good accessibility by sustainable modes of transport, the provision of 

dedicated general car parking would frustrate the aims of both national and local policies 

to reduce car usage and promote the use of sustainable modes of transport.    

   

Servicing 

5.23 The RBC Transport officer commented that the site’s servicing strategy should be agreed as 

part of the outline application.  However, this is not possible or appropriate to do as part of the 

outline application, since the servicing strategy will be dependent on the site layout, access 

arrangements, and final mix of uses.  However, adequate space for all of the development’s 

servicing requirements will be designed into the final scheme that comes forward under a future 

Reserved Matters application, appropriate to the quantum and nature of the uses proposed.   
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6.0 CONCLUSIONS 

 

6.1 The appeal site is situated in a location that is highly accessible by sustainable modes of 

transport, providing the opportunity for a highly sustainable development to be delivered.  A 

reduction in vehicular traffic will be realised providing beneficial effects for the operation of the 

local highway network and highway safety. 

 
6.2 I consider the site to be ideally suited to a car-free development, with the site being situated 

close to Reading town centre, directly adjacent to Reading Railway Station, and with a 

significant number of bus services passing in close proximity.   

 
6.3 Safe and suitable access to the site will be able to be achieved for all users and development 

of this site is not reliant on, nor would it impinge upon, development of the adjacent former 

Royal Mail sorting office site.   

 

6.4 The impacts to bus and rail services will be able to be comfortably accommodated within the 

existing levels of service provision.  At Reserved Matters stage, the site layout will be designed 

to achieve high levels of pedestrian and cycle permeability, together with a detailed vehicular 

access and servicing strategy.     

 

6.5 The proposed development will replace a car-dominant retail park with a mixed-use 

development that priorities the needs of pedestrians, cyclists and public transport uses. 

 

 

D. Hickman BSc FCILT 

Cole Easdon Consultants Limited 

December 2021 
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7.0 SUPPORTING DOCUMENTS 

 
▪ Cole Easdon Transport Assessment October 2021 (6402- Reading Station Park 2021 

Scheme TA - Issue 2) and supporting appendices; and 
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Memo 

From:   (e)Transport Development Control Floor 1 North Rear Civic Offices Bridge Street 

Reading RG1 2LU 

To: Brian Conlon    brian.conlon@reading.gov.uk  

Date: 13 July 2020 

Re: Consultation on Planning Application  

Application Number: 200328        

Application Type: Outline Planning Approval  

Address: Vastern Court Caversham Road Reading   

Proposal: Outline planning permission for Demolition and redevelopment to comprise: up 

to 115,000 sqm GEA in one or more land uses comprising: Residential (Class C3 and 

including PRS); Offices (Use Class B1(a); development in Use Classes A1, A2, A3 (retail), A4 

(public house), A5 (take away), C1 (hotel), D1 and D2 (community and leisure); car 

parking; provision of new plant and renewable energy equipment; creation of servicing 

areas and provision of associated services, including waste, refuse, cycle storage, and 

lighting; and for the laying out of the buildings.  

 

Transport Comments 

 

The proposed application consists of a comprehensive redevelopment of the site including 

Outline planning permission for demolition and redevelopment of up to 115,000 sqm GEA in 

one or more land uses comprising:  

 

• Residential (Class C3 and including PRS);  

• Offices (Use Class B1(a);  

• development in Use Classes A1, A2, A3 (retail),  

• A4 (public house),  

• A5 (take away), C1 (hotel),  

• D1 and D2 (community and leisure);  

• Car parking; 

• Provision of new plant and renewable energy equipment;  

• Creation of servicing areas and provision of associated services, including waste, 

refuse, cycle storage, and lighting; and for the laying out of the buildings. 

 

Given the scale of the development the application has been accompanied by a Transport 

Assessment and I comment on this as follows: 

 

Site Location / Accessibility 

 

The site is located adjacent the corner of the A329 Caversham Road and the A329 Vastern 

Road in Reading, Berkshire.   It is immediately north of Reading Railway Station.  The site 

currently operates as a retail park comprising The Range, Majestic Wine, Aldi, Mothercare, 

and TGI Fridays.   

 



 

 

The site benefits from being in relatively close proximity to a vast range of important 

services and facilities, thus creating opportunities for journeys to be made on foot, by 

bicycle, and by public transport.   

 

The site is situated within walking distance of a vast range of day-to-day services and 

facilities including supermarkets, schools and health facilities.  A number of bus stops 

served by a number of high frequency services are also located adjacent the site.  The site 

is situated in close proximity to employment opportunities available in Reading town 

centre, the Kings Meadow employment area and Richfield Trading Estate. 

 

All roads in the vicinity of the site benefit from comprehensive footway provision along 

both sides of the carriageway facilitating convenient and safe pedestrian movement in the 

local area.  Further pedestrian/cycle infrastructure in the vicinity of the site includes:  

 

A Signalised pedestrian crossings to the south of the Northfield Road junction;  

A Signalised pedestrian crossings at the Vastern Road arm of the roundabout adjacent the 

northwest corner; and  

A Signalised crossings at Trooper Potts Way junction.    

  

The Reading ‘Cycle Routes in Central Reading’ map shows the local cycle route network 

developed by RBC.  A number of these routes pass in close proximity to the site and 

provide access to various locations around Reading.  The foot / cycle way across the 

Vastern Road frontage of the site will also be upgraded as part of the landscaping 

proposals for the development. 

 

The development will also provide cycle parking for both the residential and commercial 

uses, including provision for visitors.   

 

The Station North Bus Interchange is located immediately to the east of the site 

comprising stops NA, NB, NC and NE.  The Caversham Road Fire Station stops are located to 

the southwest of the site.  Shelters and real time passenger information are provided at 

the Station Interchange Stops whilst the Caversham Road Fire Stations benefit from 

timetable information.  Regular services operate to central Reading, Henley, Marlow, High 

Wycombe and Oxford. 

 

An increased number of buses can be accessed to the South side of the Station with the 

central core of the Town Centre. 

 

Reading Railway Station is located immediately to the south of the site. It is a major 

transport hub and is served by three train operating companies: Great Western Railway, 

Crosscountry and South Western Railway. 

 

Frequent services operate to London Paddington, Swindon, Bristol Parkway and Bristol 

Temple Meads, Cardiff, Oxford, Birmingham New Street amongst others. 

 

Access 

 



 

 

A gap between buildings C and D has been provided so that a pedestrian / cycle / 

landscape route can be provided which would form part of the improved north / south link 

identified within the Councils Local Policies. 

 

The gap between the buildings is 23m and would be sufficient to accommodate a 5m wide 

pedestrian / cycle route.  However, the drawings submitted fail to show how this would tie 

in with the route to the station underpass which is currently subject to another current 

planning application.  Revised plans are therefore required fully detailing how these two 

sites would interact to ensure that this does not impact on the proposed building plot 

locations. 

 

In addition to this the proposal must ensure that the building plots do not conflict with the 

requirement to provide a signalized crossing on Vastern Road which would link to the SSE 

site (also a current application) and Christchurch Bridge to the north.  It was explicitly 

stated at the pre-application stage that the applicant work with the developer of the SSE 

site to ensure that the scheme does not detrimentally impact the delivery of a crossing 

facility. 

 

The applicant must therefore engage with the developers of the SSE site to establish the 

location of the crossing to ensure the building plots tie in with this desire line. 

 

The proposal has been submitted with the design of the access to be assessed at reserved 

matters stage.  However, I do have concerns regarding the indicative vehicle exit 

illustrated on a landscape plan included within the Transport Assessment.  The area 

specified on drawing 17043 PP-101 Rev P1 is also the location where the Vastern Road 

carriageway changes from a two lane carriageway to three which currently commences as 

an exit lane from the retail park. 

 

It is noted that the commencement of the current exit is located at the far eastern 

extremity of the area designated as the proposed access zone if not beyond, which would 

conflict with approximately two thirds of Plot C.  I would therefore assume that if this 

were to be where the access is ultimately located this would significantly reduce the 

developable area of the site.  

 

The proposal will also now include the provision of larger service and refuse vehicles 

exiting from this point which would have previously exited from Trooper Potts Way. The 

access design would therefore need to take account of the fact that vehicles should not 

extend out further than the inside lane.  This is therefore likely to require the retention of 

an exit lane in some form similar to that currently provided. 

 

May I also make reference to the comments made at pre-application stage regarding a 

proposed site access arrangement.  I had concern over the access reducing the distance to 

the Caversham Road / Vastern Road roundabout which does experience queuing back to 

the existing site access and also reduces the availability for vehicles heading east given 

that there is less carriageway length to get into the right hand lane after exiting the site.  

It was stressed that these points would need to be addressed as part of any safety audit 

and assessment of the junction at an application stage.  Although the access design is not 

to be considered at the application stage the impact of the development on the 

surrounding Highway network is and therefore the applicant must assess the impact on the 



 

 

Caversham Road / Vastern Road roundabout following the reduction in length of the left 

hand lane approaching the roundabout. 

 

Drawings would also be required clarifying that the location of any proposed exit would not 

detrimentally impact the delivery of a crossing facility on Vastern Road.  

 

In relation to the access point on Caversham Road it has been discussed with the 

applicants of this proposal and that of the Royal Mail site located adjacent to the south 

that a shared access could be provided.  Drawing PP-101 shoud, therefore extend the 

access zone further south to take account that the access could be taken form the 

adjacent site. 

 

It is also noted that drawing 17043PP-100 Rev P1 illustrates a 5m wide strip around the 

northern boundary of the site to facilitate a 3m wide cycle lane and landscaping.  

However, given that access is to be determined at the reserved matters stage the Highway 

Authority are unable to determine whether 5m would be enough to facilitate this. 

 

However, it should be noted that the current Highway boundary extends far greater than 

the 5m specified with the northern boundary to Plot C obtaining widths of 10m plus.  As a 

result, revised drawings must be provided identifying the location of the Highway boundary 

to ensure that the building plots are not located on the Public Highway, which from my 

assessment some parts of the development are. 

 

In addition, I am concerned as to whether there would be sufficient space to facilitate a 

3m wide cycle lane alongside the landscaping which will include the requirement of large 

canopy tree planting. 

 

The above must therefore be addressed. 

 

Trip Generation / Traffic Impact 

 

The applicant undertook traffic surveys of the retail park on 30/04/19, where the vehicle 

flow entering and exiting the site were recorded. The results are summarised within the 

Table below, which has been taken from the TA. As can be seen, the retail park generates 

a significant number of vehicle trips both during peak hours and daily, the latter 

representing over 3,300 two-way movements. The survey results form the baseline traffic 

survey data, against which the impact of the proposed development is assessed. 

 

 
Having reviewed the survey data I am happy that this represents a true reflection of the 

existing use of the site. 

 



 

 

The applicant has stated that the proposed trip generation has been based on a ‘worst 

case’ scenario where the 115,000sqm maximum floorspace has been assumed to comprise 

113,000sqm B1 and 2,000sqm retail.  

 

However in response to the above the application includes a multitude of different land 

uses all of which could be applied up to the maximum land use of 115,000m₂.  The 

Development Parameters Schedule states the following: 

 

The floorspace within Use Class C3 shall not exceed 100,000 sqm GEA. The total maximum 

number of residential units shall not exceed 1,000. 

 

The mix of residential accommodation may range from studio apartments up to 3 bed 

apartments. 

 

The floorspace within Use Class A1-A5 and D1-D2 shall not exceed 7,000 sqm GEA and 

shall not be less than 2,000 sqm. 

  

The floorspace within Use Class C1 shall not exceed 8,000 sqm. 

 

The floorspace within Use Class B1(a) shall not exceed 113,000 sqm GEA. 

 

However, no assessment has been provided that demonstrates that the assessment 

undertaken is a worst case scenario, a further assessment/comparison is therefore 

required to establish what the worst case would be. 

 

I note that the applicants have stated that the approach taken was agreed as part of the 

TA scoping Note however, this is not the case.  I refer to paragraph 8.1 of the TA scoping 

Note which states: 

 

CEC proposes to derive trip rates for the various uses proposed from the TRICS database 

and from 2011 census data. Person Trip Rates will be derived from TRICS with these being 

applied to the Method of Travel to Work census data. With respect to vehicular trips, 

given the high trip generation of the existing retail park and the fact that the proposed 

development will only have limited Blue Badge car parking, the TA is expected to show a 

significant reduction in vehicle trips. A census-based (travel-to-work) distribution will 

be undertaken for bus trips. 

 

At no point does this state that office trip rates will be used as a worst case and as such 

this was not agreed.   

 

I have however reviewed the trip rates provided and I comment on these as follows: 

 

Office Trip Rates 

The office trips rates have been obtained from the Trip Rate Information Computer System 

(TRICS) which is the national standard system of trip generation and analysis in the UK and 

Ireland, and is used as an integral and essential part of the Transport Assessment process. 

It is a database system, which allows its users to establish potential levels of trip 

generation for a wide range of development and location scenarios, and is widely used as 

part of the planning application process by both developer consultants and local 



 

 

authorities and is accepted by Inspectors as a valid way to ascertain likely trip generation.  

The Highway Authority therefore happy with this methodology. 

 

The sites selected comprise all the sites located within ‘edge of town centre’, ‘suburban 

area’ and ‘edge of town’ locations. With the applicant stating that it is important to note 

that TRICS have advised that sites should be selected based on characteristics and not 

excluded simply due to location. However, I do not agree with the locations utilized as 

they do not represent the characteristics of the application site in question.  I would argue 

that the application site is a town centre location, this point is confirmed by the applicant 

including sites within areas such as Greater London.   

 

I have therefore reviewed TRICS myself and compiled an acceptable TRICS output and I 

append that to these comments. 

 

The applicant has utilized travel to work census data to establish the modal split however, 

this would only be sufficient on residential uses and not for commercial purposes as the 

data reflects how people travel from the area to their place of work and not visa versa.  

The modal split would therefore need to be established from the modal splits located 

within the TRICS data I have presented.  

 

Retail Trip Rates 

The trip generation associated with the proposed retail space has been based on 

multimodal data obtained from the TRICS database to which I have no objection in 

principle. The applicant has utilized the ‘Food Superstore’ sub category as the basis of the 

assessment as it was considered the highest trip generating land use of the potential use 

classes. However, no TRICS data has been provided alongside this application to confirm 

the overall trip generation and the actual trip rates have not been specified.  This must be 

provided. 

 

The applicant has included sites within locations identified as edge of town centre, 

suburban area and edge of town locations however as per the office trip rate assessment I 

have concern over the potential locations given that would not be comparable to what is 

essentially a town centre site.  

 

As a consequence of this the applicant has stated that none of the sites available on the 

TRICS database are comparable to the site in terms of car parking provision and therefore 

the number of vehicular trips are significantly higher than is expected.  The applicant has 

therefore redistributed the vehicular trips on to the other main modes (bus, bicycle and on 

foot) proportionally. 

 

However, on reviewing the TRICS database it is noted that the worst case assessment 

would actually be local shops and therefore an assessment is required to confirm what is 

the worst case scenario. 

 

It is noted that the proposed retail use is to be between a range of 2,000m₂ and 7,000m₂ 

which is significantly different to what was presented at the pre-application stage which 

was a maximum of 3,269m₂.  It is also noted that the existing retail park has a total floor 

area of 6,969m₂ therefore the maximum floor area presented in the application is greater 



 

 

than that currently on site and is the equivalent to a retail park.  This will also help with 

the parking requirement, to which I comment specifically on later within this response. 

 

As a result of the above I am unable to agree that the trip rate assessment is acceptable 

neither the impact to public transport as a result. 

 

Parking 

 

Car Parking 

The proposed development is considered car-free, except for the provision of disabled car 

Parking.  It has been stated that this would be in accordance with the standards contained 

within the Reading Revised parking Standards and Design document however the Councils 

standards require a provision of disabled parking as a percentage of standard spaces. The 

applicant has stated that they are not proposing standard spaces and therefore the level of 

disabled spaces is proposed at the applicant’s discretion. 

 

This is detailed as being one disabled parking space per 5% of the residential units 

provided.  However, the actual number of residential units have not been provided.  It also 

continues to state that the final number of car parking spaces is to be ascertained as the 

detailed elements of the development are finalised. 

 

The application however includes the parking to be assessed as part of this outline 

application therefore it must be reviewed and the car parking numbers confirmed, given 

that the parking will not be in accordance with the Councils standards this must therefore 

be fully addressed as part of updated information. 

 

As stated above the proposed retail use is to be between a range of 2,000m₂ and 7,000m₂ 

which is significantly different to what was presented at the pre-application stage which 

was a maximum of 3,269m.  This is greater than that currently on site and is the 

equivalent to a retail park. 

 

During the pre-application discussions the Highway Authority had no objections to smaller 

scale units having zero parking as it would be assumed that they would be ancillary shops, 

coffee shops, etc which are unlikely to result in dedicated trips in their own right.  

However, a retail offer of 7,000m₂ will result in dedicated trips and subsequently the 

requirement for car parking.  Should the proposal retain the maximum of 7,000m₂ then a 

car accumulation assessment should be undertaken based on the survey results presented 

in the Transport Assessment to establish what parking should be provided. 

 

Although the surrounding area is restricted through parking permits these do allow 2 hour 

parking between the hours of 8am and 8pm and therefore the Highway Authority cannot 

support a development that will result in an increased demand for on street parking.  It is 

evident from the applicant’s own trip rate analysis that the retail use will generate vehicle 

trips, based on this assessment a floor area of 7,000m₂ would equate to 4,970 vehicle 

movements a day. 

 

Given the above the Highway Authority would not be able to support a retail offer with no 

parking based on the parameters that have been included. 

 



 

 

Although not detailed with the main text of the Transport Assessment it has been stated 

that the proposal will provide electric charging facilities in line with the Reading Revised 

parking Standards and Design document.  However, it would need to be confirmed that the 

electric charging would be in accordance with the requirements of the Local Plan adopted 

in November 2019 as this stipulates the latest requirement for electric charging facilities in 

Reading.  The Policy stipulates the following: 

 

TR5: CAR AND CYCLE PARKING AND ELECTRIC VEHICLE CHARGING  

  

Development should provide car parking and cycle parking that is appropriate to the 

accessibility of locations within the Borough to sustainable transport facilities, 

particularly public transport.  

  

Development should make the following provision for electric vehicle charging points: 

 

< All new houses with dedicated off-street parking should provide charging points;  

< Within communal car parks for residential or non-residential developments of at least 

10 spaces, 10% of spaces should provide an active charging point. 

 

Please note I am happy for the layout of the car parking to be dealt with at the reserved 

matters stage once the design and layout evolves. 

 

The applicant has stated that Car Club parking bays will be provided at street level within 

the site.  I am happy that this can be secured through the S106 and include the 

requirement that 2 car club spaces are provided that are funded for a period of 5 years. 

 

I am happy that the car club scheme will be developed during the course of the reserved 

matters application. 

 

Cycle Parking 

The development will provide cycle parking for all of the various uses in accordance with 

the minimum standards set out in the Reading Revised parking Standards and Design 

document. It is also stated that the cycle parking will be provided through a mix of Double 

Stackers, Sheffield Stands and Oversized Cycle Stands. 

 

Given that it has been confirmed that the cycle parking will be in accordance with the 

Councils minimum requirements this is deemed acceptable.  I am also happy that the 

layout of the cycle parking be developed at the reserved matters stage.  

 

Servicing 

The applicant has stated that the proposals will incorporate facilities to enable a 

comprehensive servicing strategy. This is stated as including all servicing to be undertaken 

on site through dedicated loading bays and servicing yards. It concludes that a Delivery and 

Servicing Management Plan (DSMP) with appropriate swept path analysis will be provided 

as part of the detailed application. 

 

However, the outline application seeks to agree servicing and therefore this would need to 

be fully assessed now and not at the reserved matters stage.  As such the Delivery and 



 

 

Servicing Management Plan (DSMP) with appropriate tracking must be submitted alongside 

this application for determination. 

 

I would however comment on the servicing strategy that has been submitted to date: 

 

• The proposal includes servicing routes that go under the buildings themselves as a 

shared access to the undercroft parking courts.  It should be noted that to facilitate 

access to these undercroft areas a minimum head height of 5m would be required. 

• Dedicated loading bays should be provided to ensure that vehicle access routes are 

not obstructed. 

• Plot C would require on site turning so that service vehicles are not reversing out on 

to the north south vehicular exit route. 

• It is noted that Plot D is to be served from Trooper Potts Way and requires the 

provision of a new loading bay which would result in the removal of the existing 

footway on the Public Highway, which is contrary to the Transport Statement which 

states that all servicing would be from within the site.  In addition, no plans have 

been provided that identify a relocated footway between Plot D and the loading 

bay, this would need to be provided and included as a footway to be adopted.  

Revised plans must therefore be submitted clearly defining the re-provided footway 

and confirm the extent of a 2m wide footway for adoption. 

• It would also need to be ascertained how access to the loading bay would be gained 

given that no through route is proposed and no turning facility is provided on 

Trooper Potts Way itself.  The adopted Highway only extends 51m approx. along 

Trooper Potts Way and therefore access over third party land would need to be 

sought.  It is noted that the DAS identifies Bagnell Way as a bus only route except 

for station access. 

• It is proposed to serve Plot A via an access located in the north east corner of the 

building which will result in vehicles having to reverse along the pedestrianized 

route leading to the existing signalized crossing on Vastern Road.  This would be 

detrimental to Highway safety and cannot be supported.  The proposal must 

therefore provide separate vehicle and pedestrianized areas not only adjacent to 

the loading area but along this north south route.  This may be a secondary route 

but it will still play an important role in providing pedestrian and cycle access to the 

north. 

• I note the fire strategy identified at 6.11 of the DAS which identifies the extension 

of the central street to the east so that it runs along the southern boundary of Plot 

C and connects to a temporary access onto Trooper Potts Way.  However, this 

should be clarified in more detail.  In addition to this point I note paragraph 3.4 of 

the Design Code and in particular Figure 14, included below.  These identify the 

provision of a controlled two-way service route along the southern boundary of 

Block C, this again would need more clarification and detail as to how this would be 

controlled, who would have access and how vehicles would turn so that vehicles are 

not reversing along a pedestrianized route. 

 

 



 

 

 
 

 
 

 

 The servicing strategy should therefore be revised to reflect the above. 

  

Please ask the applicants agent to submit suitably amended plans / information to 

address the above points prior to determining the application.  

 

 

 

Darren Cook 

Transport Development Control Manager 
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TECHNICAL BRIEFING NOTE 

Technical Briefing Note: Statement to address Environment 

Agency Objection Response Letter 14th May 2020 for Outline 

Planning Application: 200328   

Vastern Court, Caversham Road, Reading  

24th July 2020 | JPH 

 

1. INTRODUCTION 

 
1.1 The Environment Agency (EA) issued an objection response on the 14th May 2020 with 

regards to the submitted Flood Risk Assessment (FRA) P19-418 for Vastern Court, 
Caversham Road, Reading, Outline Planning Application ref:200328.  
 
“Outline planning permission for Demolition and redevelopment to comprise up to 
115,000 sqm GEA in one or more land uses comprising Residential (Class C3 and 
including PRS), Offices (Use Class B1(a), development in Use Classes A1, A2, A3 
(retail), A4 (public house), A5 (take away), C1 (hotel), D1 and D2 (community and 
leisure), car parking, provision of new plant and renewable energy equipment, creation 
of servicing areas and provision of associated services, including waste, refuse, cycle 
storage, and lighting, and for the laying out of the buildings.”. 
 

1.2 The EA response letter included in Appendix A of this document, detailed the following 
reason(s) in their objection to the outline planning application; 

 
The submitted FRA does not comply with paragraph 163 of the National Planning Policy 
Framework (NPPF) and the requirements for site-specific flood risk assessments, as 
set out in paragraphs 30 to 32 of the Flood Risk and Coastal Change section of the 
planning practice guidance as the FRA does not have sufficient detail about the flood 
risks and mitigation measures. In particular, the FRA fails to: 

- Consider how people will be kept safe from the identified flood hazards 
- Demonstrate how safe egress and access will be maintained during a flood 

event 
- The proposed flood mitigation methods identified for compensating displaced 

flood water have not been adequately justified. 
 

1.3 This note has been drafted in response to the EAs objection and aims to provide the 
necessary supporting information to demonstrate compliance with the requirements of 
the National Planning Policy Framework (NPPF) and the Planning Practice Guidance, 
which have considered to be followed throughout the submitted Flood Risk Assessment 
P19-418.     
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2. DESIGNERS RESPONSE TO OVERCOMING OBJECTIONS 

 
2.1 Within the EA’s response letter, the below was provided as to how the objection may 

be overcome.  
 

To overcome our objection, the applicant should submit additional information which 
addresses the points highlighted above, specifically: 

- How will the volumetric compensation be installed and what volume is being 
compensated 

- Are there alternative locations to provide compensation avoiding the egress and access 
routes?  

 
2.2 The EA was consulted on the 7th July 2020 for further clarification of their comments, in 

which it was suggested their concern relates to the proposed compensated areas for 
flood storage allowed for within the principal access / egress’s of the site, in particular 
the safe access route to Flood Zone 1.   

 
2.3 Within the FRA it was determined the proposed building footprint had potential to 

displace flood waters as the building footprints would encroach the Floodplain 
associated with the 1% AEP + 25% Climate Change (CC) allowance. Drawing SK01A 
Flood Outline Plan included in Appendix F of the FRA demonstrates where flood waters 
would be displaced as a result of an increase in building footprint / location. The EA 
requested further information on the difference in the proposed and existing building 
footprints, with the proposed development having potential for a maximum increase in 
building footprint of approximately 3400m2.  

 
2.4 To ensure there would be no detriment to the Floodplain as a result of the development, 

it was proposed in the FRA that levels would be lowered within areas of the application 
site to provide the necessary levels of compensation, which would ensure the capacity 
of the Floodplain would not be reduced. The total volume displaced by the buildings 
would be approximately 63m3 and as shown within the proposed flood storage volumes 
there is no change in volumetric totals, therefore demonstrating the displaced volumes 
have been compensated for on a volume for volume for basis.  

 
2.5 Areas which have been designed for proposed flood storage are shown on SK03A 

within the FRA. The locations of the proposed flood storage compensation typically 
coincide with areas of existing flood storage shown on SK02. In carrying out the 
assessment of identifying areas for flood storage compensation, a set of criteria / 
limitations listed below, where used as a basis to ensure that any proposed 
compensation would be effective, appropriate, and buildable. 

 
- Hydraulic connectivity to the floodplain  
- Required Minimum Finished Floor Level set 300mm above design flood level  
- Ability to accommodate displaced flood waters as close to where they are lost 

 
2.6 The submitted FRA demonstrated existing volumes of flood storage would not be 

reduced and any flooded volumes which would be displaced, have been appropriately 
compensated for within the landscaping of the application site. It is therefore not 
considered necessary for other methods such as floor voids to be used as alternative 
for providing compensation. Whilst incorporating floor voids into the scheme could 
provide some benefit in terms of reducing the footprint of designated flood storage 
areas, there are potential issues / risk associated with the use of floor voids for flood 
storage. Floor voids would have the potential to become blocked overtime as a result 
of debris / litter if not properly maintained and therefore would present the risk of 
designed areas for flood storage becoming ineffective.  
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2.7 Within the FRA a safe access / egress route to land outside the Floodplain was 
established, which was determined to have a very low hazard rating, with expected 
flood depths between 0.0 – 0.3m for the 1% AEP + 35% CC at a flood level of 
38.34mAOD. As clarified above, the areas of proposed flood storage have been 
identified at existing areas of flood storage to ensure any displaced volumes are 
compensated for as close as possible to where they would be lost and hydraulic 
connectivity to the Floodplain is maintained.  

 
2.8 The EA raised concern relating to the proposed flood storage falling along the access 

/ egress of the application site and in particular the route to land outside the Floodplain. 
As the area surrounding the application site would nearly all become inundated in the 
event of fluvial flooding to the magnitude of the 1% AEP +25% CC, there would be no 
significant benefit in relocating the proposed compensation areas.  

 
2.9 The levels within the application site along the proposed safe access / egress to land 

outside the Floodplain, closely match those situated outside the site boundary and at 
the front of Reading Station and have been assessed to have a very low hazard rating. 
Therefore, there would be negligible benefit in providing flood storage elsewhere within 
the site as ultimately the areas outside the application site would become flooded in the 
event of the design flood. On this basis the areas dedicated for flood storage are 
considered to be the most appropriate for the site.   

 
2.10 As a further point, the history of fluvial flooding within the Central Reading area 

demonstrates that in the past when flooding from the River Thames has occurred, the 
extent has been contained to the lower Caversham area. Whilst it is not suggested it 
would be suitable to go of this assumption alone, some consideration should be given, 
along with it being demonstrated that the route to land outside the floodplain would be 
a very low hazard and is therefore compliant with FD2320/TR2 and NPPF 
requirements.  

 
 
3. CONCLUSIONS 

 
3.1 This technical briefing note sets out further clarification following the objection 

comments from the Environment Agency on fluvial flood risk to overcome their 
objections. It has been further demonstrated that there would be no loss in the capacity 
of the Floodplain for the 1% AEP +25% CC and the proposed compensation would be 
effective and appropriate. It is demonstrated that a safe access route with a very low 
hazard rating to land outside the floodplain is available. On this basis it is consider the 
EA’s objections have been adequately addressed and supports the submitted FRA 
complies with the necessary requirements of the National Planning Policy Framework 
and Planning Practice Guidance.  
 
 
 
 
 
 
 
 

 

 
 
 
 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX A 

EA OBJECTION RESPONSE LETTER 



 

Cont/d.. 

 
 
 
 
 
 
 
 
Mr Brian Conlon 
Reading Borough Council 
Development Control 
PO Box 17 
Reading 
Berkshire 
RG1 7TD 
 
 
 
 

 
 
Our ref: WA/2020/127794/01-L01 
Your ref: 200328 
 
Date:  14 May 2020 
 
 

 
Dear Mr Conlon 
 
Outline planning permission for demolition and redevelopment to comprise: up to 
115,000 sqm gea in one or more land uses comprising: residential (class c3 and 
including prs); offices (use class b1(a); development in use classes a1, a2, a3 
(retail), a4 (public house), a5 (take away), c1 (hotel), d1 and d2 (community and 
leisure); car parking; provision of new plant and renewable energy equipment; 
creation of servicing areas and provision of associated services, including waste, 
refuse, cycle storage, and lighting; and for the laying out of the buildings.    
Vastern Court, Caversham Road, Reading.       

 
Thank you for your consultation on the above planning application. 
 
The site lies within Flood Zones 2 and 3 in accordance with our flood map for planning. 
Flood Zone 3 is defined as having a high probability of river flooding in accordance with 
Table 1 ‘Flood risk’ of the Planning Practice Guidance. 
 
Environment Agency position 

In the absence of an acceptable flood risk assessment (FRA) we object to this 
application and recommend that planning permission is refused.  
 
Reason(s) 

The submitted FRA does not comply with paragraph 163 of the National Planning Policy 
Framework (NPPF) and the requirements for site-specific flood risk assessments, as set 
out in paragraphs 30 to 32 of the Flood Risk and Coastal Change section of the 
planning practice guidance as the FRA does not have sufficient detail about the flood 
risks and mitigation measures. In particular, the FRA fails to:  

 Consider how people will be kept safe from the identified flood hazards 

 Demonstrate how safe egress and access will be maintained during a flood event 

 The proposed flood mitigation methods identified for compensating displaced 
flood water have not been adequately justified.  
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Overcoming our objection 

To overcome our objection, the applicant should submit additional information which 
addresses the points highlighted above, specifically: 

 How will the volumetric compensation be installed and what volume is being 
compensated. 

 Are there any alternative locations to provide compensation avoiding the egress 
and access routes? 

If this cannot be achieved, we are likely to maintain our objection. Please re-consult us 
on any revised FRA submitted and we’ll respond within 21 days of receiving it. 

This objection is supported by policy EN18 Flooding and Sustainable Drainage Systems 
of the Reading Borough Local Plan adopted November 2019. 

Notes to local planning authority regarding decision 
  

If the Local Authority are minded to grant permission against our recommendation, we 
request the Local Authority reconsult us for further representation. Please note we may 
have comments and conditions in other areas of remit following reconsultation.  
 
In accordance with the Planning Practice Guidance (Reference ID: 7-043-20140306), 
please notify us by email within 2 weeks of a decision being made or application 
withdrawn.  Please provide us with a URL of the decision notice, or an electronic copy 
of the decision notice or outcome. 
 
Advice to local planning authority - Flood Risk - Safe Access and Egress 
The proposed development and/or the access route is located within the 1% annual 
probability (AP) plus an appropriate allowance for climate change flood extent. 
 
In accordance with paragraph 163 of the National Planning Policy Framework (NPPF), 
you must ensure that ‘the development is appropriately flood resistant and resilient’ and 
that ‘safe access and escape routes are included where appropriate, as part of an 
agreed emergency plan...’. This is on the understanding that you have concluded that 
the proposed development has passed the flood risk sequential test as required. 
 
Within the application documents the applicant should clearly demonstrate to you that a 
satisfactory route of safe access and egress is achievable. It is for you to assess and 
determine if this is acceptable. 
 
We enclose a copy of our safe access and egress guidance statement to assist you with 
your assessment. Please note we have not assessed the proposed access and egress 
route. 
 

Advice to LPA - Sequential test 

In accordance with the National Planning Policy Framework paragraph 158, 
development should not be permitted if there are reasonably available sites appropriate 
for the proposed development in areas with a lower probability of flooding. It is for you to 
determine if the Sequential Test has to be applied and whether or not there are other 
sites available at lower flood risk as required by the Sequential Test in the National 
Planning Policy Framework. Our flood risk standing advice reminds you of this and 
provides advice on how to do this. 
 
Final Comments 
Once again, thank you for contacting us. Our comments are based on our available 
records and the information as submitted to us. 
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Please quote our reference number in any future correspondence. 
  
If you have any queries please contact me.  
 
Yours sincerely 
 
 
 
 
 
 
Miss Michelle Kidd 
Planning Advisor 
 
Direct dial 02030259712 
E-mail planning_THM@environment-agency.gov.uk 
 
cc Barton Willmore 
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APPEAL DOCUMENT LIST 
 
Those documents considered to be of relevance to this Appeal and which the Appellant will 
refer to in Evidence are set out below.  
 
Planning Application Documentation  
 
• Planning application documentation submitted to RBC by the Appellant, including 
amendments, revisions and additional justification.  
• Relevant consultation responses.  
• Relevant Committee Reports and Minutes.  
• Correspondence between the Appellant, the Council and its advisors.  
• Correspondence between other parties and the Council.  
 
Appeal Documentation  
 
• Appeal documentation submitted to the Planning Inspectorate by the Appellant and any 
other party.  
 
Relevant Planning Policy Documentation 
 
• National Planning Policy Framework.  
• Planning Practice Guidance.  
• Reading Local Plan (adopted November 2019). 
• Proposal Map (adopted November 2019).  
• Any material prepared during the course of adopted and emerging Development Plan 
documents, including evidence base documents, representations, material published as part 
of the Examination and the Inspector’s Report(s) where applicable.  
• Supplementary Planning Guidance and Supplementary Planning Documents prepared by 
the Council.  
• Any other relevant documents relating to the Appeal Site and surrounding Area.  
 
Other Documentation  
 
• Material prepared in relation to previous planning applications on the Site.  
• Material prepared in relation to planning applications / appeals for similar forms of 
development on other sites within or outside of the Local Planning Authority Area, including 
documents prepared by the respective Applicant / Appellant, agent or the Council.  
• Any other relevant material which becomes apparent before or during the Inquiry 
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