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1.0 QUALIFICATIONS AND EXPERIENCE 
 

1.1 My name is Paul Antony Newton. 

 

1.2 I am the holder of a Bachelor of Arts degree with Honours from Oxford Polytechnic and 
a Post Graduate Diploma in Planning from Oxford Brookes University.  I am a member of 

The Royal Town Planning Institute.  I am a Partner with Barton Willmore, a leading 

independent practice of Chartered Town Planners, with offices in London, Bristol, 

Birmingham, Cambridge, Cardiff, Edinburgh, Glasgow, Leeds, Manchester, Newcastle, 

Reading, Southampton and West Malling.   

 

1.3 I have over 25 years’ professional town planning experience, dealing with a broad range 

of land use planning issues and commercial property types, including Town Centre and 
out-of-centre retail schemes, office developments, residential development, and other 

land uses.  

 

1.4 I currently act for a number of major developers and landowners and regularly advise on 

a wide range of planning matters including planning policy implications, site suitability as 

well as planning matters generally.  

 

1.5 I am familiar with the Appeal Site, Reading Town Centre and the surrounding area. 
 

1.6 My evidence focuses on the main planning issues and supplements the evidence provided 

by other witnesses on other detailed matters; namely:  

 

• Design: Mr Roy Collado of Collado Collins. 

• Townscape: Mr Matthew Chard of Barton Willmore. 

• Heritage: Dr Chris Meile of Montagu Evans. 

 

1.7 At the time of writing, I anticipate that a number of outstanding matters relating to some 

of the technical disciplines will be agreed between the Appellant and the Council to the 
extent that formal evidence may not be necessary. If that isn’t the case further evidence 

will be presented on:  

 

• Daylight/Sunlight: Mr James Crowley of CHP Surveyors Ltd. 

• Wind: Mr Mark-Paul Buckingham of Xi Engineering. 

• Sustainability: Miss Moditha Wickramaratna of Watkins Payne. 
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1.8 In relation to my evidence, this is structured as follows. Section 2 sets out the planning 

background to the Appeal proposal and a summary of the relevant planning history of the 

Appeal Site and surrounding area.  
 

1.9 Section 3 provides an overview of national and local planning policies relevant in this case 

and my evidence, whilst Section 4 sets out my consideration of the planning matters 

relevant to this case. 

  

1.10 Section 5 considers other material considerations including the significant benefits arising 

from the scheme and sets out my overall planning assessment, including whether the 

proposed development represents sustainable development.  

  
1.11 The appendices to my evidence are bound separately.  

 

1.12 The evidence which I provide for this appeal in this Proof of Evidence has been prepared 

and is given in accordance with the guidance of my professional institution. I confirm that 

the opinions expressed are my true and professional opinions. 
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2.0 BACKGROUND AND APPEAL SCHEME 
 

Appeal Site 

 

2.1 The Appeal Site is described in the Statement of Common Ground (SOCG). It extends to 
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. 

 

2.2 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. 

 
2.3 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.  

 

2.4 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. 

 
2.5 Further, I note that the Appeal Site:  

 
i. Is located with Reading Town Centre; 

ii. Is brownfield, previously developed land;  

iii. Is acknowledged (in the Reading Local Plan) as being one of the most accessible 

locations in the South East;  

iv. Is not located within, nor adjacent to, a Conservation Area and none of the existing 

buildings on site are statutorily or locally listed; and 

v. Lies within Flood Zone 2.  

 
2.6 Further, all of the current commercial leases on the Site will expire or are subject to a 

break clause in 2025. This provides a window of opportunity for the Site to be 

redeveloped. I come back to the importance of this later in my evidence.     
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Planning History 

 

2.7 A full overview of the Site’s previous planning history is set out in the agreed SOCG.  
 

2.8 In summary 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 change of use, or minor 

alterations to the existing buildings and signage and there have been no applications 

(other than the Appeal Scheme) seeking the redevelopment of the Site.  
 
The Wider Area 
 
 

2.9 In addition to the Appeal Scheme there are a number of relatively large-scale proposals 

being promoted immediately adjacent to the Site.  

 

2.10 This includes the former Royal Mail Sorting Office site on Caversham Road, which abuts 

the Appeal Site to the south and the Scottish and Southern Energy (SSE) site to the north 
(on the opposite side of Vastern Road) known as 55 Vastern Road.  

 
Royal Mail Sorting Office Site – 80 Caversham Road (The Hermes Scheme) 
 

2.11 Hermes is currently promoting a significant redevelopment proposal on the former Royal 

Mail Sorting Office Site, 80 Caversham Road. 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 the application was due to be considered by the Planning Application 
Committee on 30th March 2022.  

 

2.12 I note that the application is recommended for approval subject to the completion of a 

S106 Agreement and conditions. 
 

2.13 The Appellant has formally objected to the Hermes schemes (see letters at Appendix 

PN1) calling into question the deliverability of the scheme. Whilst the objections are 

noted in the Officer’s Report to the Planning Applications Committee, they are given little 

weight and the issues raised largely ignored. 

 
2.14 I also note here that whilst the Hermes scheme gives rise to a number of similar issues 

to the Appeal Scheme, the Council’s application of the relevant development plan policies 

and their consideration of these issues are materially different.     
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2.15 A copy of the Site Location Plan, Site Layout Plan and illustrative Landscape Masterplan 

are attached as Appendix PN2.  

 
Scottish and Southern Energy (SSE) Site – 55 Vastern Road (The Berkeley Scheme) 

 

2.16 A full planning application (LPA Ref: 200188) by Berkeley Homes that sought the erection 

of a series of buildings ranging in height from 1 to 11 storeys, including 209 residential 

units and commercial (Use Class A3) floorspace, together with a new north-south 

pedestrian link connecting Christchurch Bridge to Vastern Road was refused in April 2021.  

 

2.17 The refusal was subsequently appealed, and a public inquiry sat virtually for 15 days  

during October and November 2021 (closing on 2 December 2021). The Appeal was 
allowed via decision dated 17th March 2022 (CD 5.1). A copy of the Site Location Plan 

and approved Masterplan is attached at Appendix PN3.  

 

2.18 I will refer to extracts of the appeal later in my evidence, where I believe it is relevant to 

the Appeal scheme, albeit I note here that: 
 
i. Whilst the RASF is somewhat dated it remains of relevance as a ‘guiding framework’ 

(paragraph 14). 

 

ii. The provision of the north-south link is considered of strategic importance (paragraph 

48).  

 

iii. The benchmark heights in the RASF are useful as a ‘reference point’ (paragraph 83).  

 
iv. Whilst ideally the development of the Policy CR11 sub-areas should be undertaken 

comprehensively, it is recognised that some parts may be developed to different 

timescales.  

 

v. The Governments priority is to significantly boost the supply of housing and the Local 

Plan housing requirement (set out in Policy H1) is set as a minimum level of provision 

(paragraph 187). 

 
vi. Notwithstanding the fact that the Council can demonstrate a 5 Year Housing Land 

Supply the Appeal scheme had the potential to accommodate a significant number of 

much needed new homes in a highly sustainable location which should be afforded 

significant weight (paragraphs 187 and 191). 
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vii. The Site is a highly accessible location, ideally suited to high-density development 

with low car dependency (paragraph 198).  

 
viii. The provision of the strategically important north-south link should be a benefit 

attracting significant weight (paragraph 206).  

 

ix. The provision of the Vastern Road crossing (via the Section 106 Agreement) will 

support connectivity and should be afforded beneficial weight in the planning balance 

(paragraph 207).  
 

2.19 The decision was subject to a Section 106 Agreement and 49 conditions. I will refer to 

some of the obligations and conditions later in my evidence where I believe they are 

relevant to the Appeal Scheme.  

 

Appeal Scheme 

 

2.20 My evidence relates to an application for outline planning permission (Ref: 200328) 
validated on 27th February 2020. 

  

2.21 The application was submitted following pre-application discussions with Senior Officers 

at the Council and key stakeholders. A programme of public consultation was undertaken 

including a public exhibition. The application was submitted in outline with all matters 

reserved and was accompanied by a full suite of technical documents including an 

Environmental Statement (as detailed in the Core Documents List).  

 

2.22 Following discussion with Officers at the Council and feedback from statutory consultees, 
the application was amended in October 2021, this included an amendment to the 

description of development so that it read:  

 

“Out l i ne  p lann ing  perm iss ion  w i th  t he  deta i l s  o f  access , appearance, 
landscap ing, layout  and  sca le reserved for  la t e r  det erm inat ion . A  
dem ol i t i on  phase  and  phased  redeve lopm ent  (each  phase  be ing  an  
independent  a ct  o f  deve lopm ent )  com pr i s ing  a  f lex ib l e  m ix  o f  t he  
fo l l ow ing uses : R es iden t ia l  (C lass  C3  and inc lud ing P RS) ; Of f i ces  (Use  
Class  B1 (a) ; deve lopm ent  i n  Use Cla sses  A1 , A2 , A3  ( reta i l ) , A4  (pub l i c  
house) , A5  ( t ak e  aw ay ) , D1  and  D2  (com m un i t y  and  l e i su re) ; ca r  pa rk ing ; 
prov is ion  o f  new  p lan t  and  renew ab le energy  equ ipm ent ; c rea t ion  o f  
serv ic i ng  a reas  and  prov is ion  o f  assoc ia t ed  serv ices , inc lud ing w aste, 
refu se, cy c l e  s t orage , and  l igh t ing; and  for  t he  lay ing  ou t  o f  t he  bu i ld ings; 
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rou t es  and  open  spaces  w i th in  the deve lopm ent ; and a l l  a ssoc ia ted  w ork s  
and  opera t i ons  inc lud ing bu t  not  l im i t ed  to: dem ol i t ion ; ea r t hw ork s ; 
prov is ion  o f  a t t enuat i on  i n f ras t ructu re; eng ineer ing opera t ions .”  

 

2.23 The amendments to the application were explained in a covering letter dated 8th October 

2021 (CD 1.33) setting out that: 

 

i. The maximum floorspace of the scheme had been reduced from 115,000 sq m to 

90,800 sq m; 

ii. The land use flexibility originally sought across Plots A-C had been removed so that 

these would now be residential use; 

iii. The proposed hotel was omitted; and 
iv. The Illustrative Masterplan had been amended.  

 

2.24 The letter also referred to a number of updated technical documents which had been 

revised and were submitted as part of the application and included an updated Schedule 

of Documents that listed the plans and documents that formed part of the amended 

submission (CD’s 1.33-1.55). 

 

2.25 The proposals were explained in the ‘Amended Outline Planning Application Booklet’ dated 
October 2021 (CD 1.34). The Booklet contained an amended Development Parameters 

Schedule which included updated Parameter Plans, land uses, maximum and minimum 

floorspace levels and key development parameters. This provided a sound base for the 

Environmental Impact Assessment (EIA).  

 

2.26 The amended submission was also accompanied by a revised Design Code (CD 1.47) 

which provides specific rules and requirements to guide the future development of the 

site. This includes a number of mandatory design requirements that will need to be 
followed in any subsequent reserved matters applications. Read together the Parameter 

Plans and the Development Parameter Schedule (CD 1.349 – 1.34.10.5) and Design 

Code (CD 1.47) provide a framework that controls the development and that will ensure 

design quality whilst allowing some flexibility in future reserved matters applications.  

 

2.27 Following submission of the appeal, the Council identified a minor discrepancy in one of 

the parameter plans. This was subsequently updated along with an updated Development 

Parameter Schedule. Therefore, and for the avoidance of doubt, the following documents 
are submitted for approval: 
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i. The Parameter Plans:  
 

- Plan PP-100_P1  Development Footprint (CD 1.34.10.1) 
- Plan PP-101_P1  Access & Movement Corridor (CD 1.34.10.2) 
- Plan PP-102_P2  Building Plots (CD 1.34.10.3) 
- Plan PP-103_P3  Building Heights (CD 1.34.10.4) 
- Plan PP-104_P2  Basement Footprint (CD 1.34.10.5) 

 

ii. Amended Development Parameters Schedule (March 2022) (CD 1.34.9); and 

 
iii. Design Code (September 2021) (CD 1.47). 
 

2.28 These documents are submitted for approval and will be secured by a suitably worded 

planning condition (as set out in the draft conditions). 

 

2.29 The SOCG provides a detailed account of all formal amendments and supplementary 

information submitted to the Council during the course of determination.    
 
2.30 In summary, the proposed development comprises 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. 
 

2.31 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. 
 

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

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

Parameters and Design Code. 
 

2.33 As amended the proposals allow for the following potential components: 

 

i. An overall maximum floorspace of 90,850 sqm (GEA). 

ii. A maximum of 1,000 residential units/ 80,000sqm (GEA). 

iii. A maximum office floorspace of 24,500sqm (GEA). 

iv. A maximum floorspace of 7,000 sqm (GEA) for A1-A5 and/or D1-D2 use.  

 



Reading Station Park, Vastern Court     Background and Appeal Scheme 

17127A5/PN  Page 9                                                  March 2022 
 

 

2.34 I will refer to the Amended Development Parameter Schedule, the five Parameter Plans 

and the Design Code later in my evidence when I come to address some of the Council’s 

concerns highlighted in their Statement of Case. I note here that I believe a number of 
the concerns arise as a result of their misunderstanding of the proposals and how an 

outline planning application (with Parameter Plans and Design Code) can be controlled at 

the reserved matters stage.   

 

Determination Process and Consultation Responses 

 

2.35 Following the submission of this Appeal, the Council prepared a detailed report (CD 

3.1/3.2) that was taken to the Council’s Planning Applications Committee on 15th 

February 2022. The report set out that whilst the Council was no longer able to determine 
the application had they been in a position to do so they would have refused planning 

permission for twelve reasons. I set these out in full in Appendix PN4, but in summary 

they relate to:  

 

1. Scale, height and massing 

2. Tall buildings 

3. Views and townscape 

4. North-South link 
5. Heritage 

6. Public realm 

7. Daylight/Sunlight (existing and future residents) 

8. Wind 

9. Landscape, trees and green network 

10. Failure to provide appropriate public open spaces 

11. Sustainability  

12. Failure to secure S106 
 

2.36 I will refer later in my evidence to the Officers Report to the Planning Applications 

Committee (CD 3.1/3.2) and a number of the consultation responses.  
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3.0 PLANNING POLICY FRAMEWORK 
 

3.1 I highlight below the planning policy most relevant to the consideration of the Appeal 

Scheme. I set this out in the context of national and local (Reading specific) policy and 

guidance and include commentary on the relevant evidence base documents to highlight 
particular points. 

 

3.2 I then go on in Section 4 of my evidence to assess the Appeal Scheme’s compliance with 

the relevant policy requirements. 

 

National Policy 

 

3.3 At the national level, the NPPF (CD 7.36) was published in July 2021.  It is a material 
consideration in the determination of the Appeal Scheme.  Key sections of relevance to 

the Appeal and my evidence, are summarised below. 

 

3.4 Paragraph 8 sets out the three dimensions of sustainable development: economic, social 

and environmental. Paragraph 10 sets out the presumption in favour of sustainable 

development and Paragraph 11c) confirms that for decision-taking this means: 
 

“… approv ing  deve lopm ent  p roposa ls  t ha t  accord  w i t h  an  up- to -
date  deve lopm ent  p lan  w i thout  de lay… ”  

 

3.5 Paragraph 60 identifies that one of the governments objectives is to ‘significantly’ boost 

the supply of homes and that it is important that a sufficient amount and variety of land 

can come forward where it is needed. Paragraph 61 goes on to state that within this 

context local authorities should determine ‘the minimum number of homes needed’.  
 

3.6 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. 
 

3.7 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. 
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3.8 Paragraph 111 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.” 

 

3.9 Planning policies and decisions should promote an effective use of land in meeting the 

need for homes and other uses whilst safeguarding and improving the environment in a 

way that makes as much use as possible of previously developed or ‘brownfield’ land 

(paragraph 119). 
 

3.10 Planning policies and decisions should give substantial weight to the value of using 

suitable brownfield land within settlements for homes and other identified needs, and and 

should promote and support the development of under-utilised land and buildings 

especially if this would help meet identified needs for housing where land supply is 

constrained (paragraph 120).  

 

3.11 Planning policies and decisions should support development that makes ‘efficient’ use of 

land, and where there is an existing or anticipated shortage of land for meeting identified 
housing needs, it is especially important to avoid homes being built at low densities and 

to ensure that developments make ‘optimal’ use of the potential for each site. In such 

circumstances authorities should take a flexible approach in applying policies or guidance 

relating to daylight and sunlight, where they would otherwise inhibit making efficient use 

of a site (as long as the resulting scheme would provide acceptable living standards) 

(paragraph 125).  

 

3.12 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. 

 

3.13 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). 
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3.14 Paragraph 134 states that developments that are not well designed should be refused, 

especially where it fails to reflect local design policies and government guidance on design 

(contained within the National Design Guide and National Model Design Code). 
Conversely, significant weight should be given to development which reflects local design 

policies and government guidance or delivers outstanding or innovative designs which 

promotes high levels of sustainability.  

 
3.15 Paragraph 174 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.  

 
3.16 Paragraph 194 states that 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.  

 
3.17 Paragraph 199 goes on to state that of the NPPF states that 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. 

 

Planning Practice Guidance (PPG) 

 

3.18 The Planning Practice Guidance (“PPG”) (CD 7.37) was first published in March 2014 and 

is an online resource updated in accordance with legislation and policy updates and 

provides guidance to support the NPPF. 
 

The Development Plan  

 

3.19 The Development Plan for the consideration of the Appeal Scheme comprises the following 

documents: 

 

• Reading Borough Local Plan (RBLP) - Adopted November 2019 (CD 4.1) 

• Reading Borough Local Plan Proposals Map – Adopted November 2019 (CD 4.57) 
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3.20 The adopted Local Plan covers the period to 2036. It replaced the Core Strategy (adopted 

in 2008, amended in 2015), the Reading Central Area Action Plan (adopted 2009) and the 

Sites and Detailed Policies Document (adopted in 2012, amended in 2015) (paragraph 
1.1.3).  

 

3.21 The Proposals Map identifies the Appeal site as:  

 

i. falling within the Central Core (Policy CR1); 

ii. falling within the Office Core (Policy CR1); 

iii. falling within the Primary Shopping Area (Policy CR1); 

iv. falling within a Tall Buildings Cluster (Policy CR10);  

v. falling within a Major Opportunity Area (Policy CR11); and 
vi. a Site Identified for Development or Change (Policy CR11). 

 

3.22 In addition, parts of the site are identified as Designated Primary Frontage in Central 

Reading (proposed) (Policy CR7). Vastern Road and Caversham Road are identified as 

part of the Classified Highway Network (Policy TR3) as well as Existing Cycle Routes 

(Policy TR4).  

 

3.23 I detail the site-specific policy below, along with the more general development 
management policies relevant to the site. In doing so I highlight in bold those policies 

which are referred to in the Council’s punitive reasons for refusal.  

 

Site Specific Policy  

 

3.24 The Appeal Site is located within Central Reading, and within the Central Core, Office 

Core, and Primary Shopping Area as defined on the Proposals Map. As such, Local Plan 

Policy CR1: Definition of Central Reading, applies, which directs: 
  

i) Retail development to the Primary Shopping Area;  

ii) Major office over 1,000 sq m to the Office Core; and 

iii) Other main town centre uses to the Central Core. 

 

3.25 The supporting text (at paragraph 5.3.4) clarifies that the designation of a particular area 

does not mean that other types of development will not also be acceptable within those 

areas, indeed mixing uses within the centre is at the heart of the Council’s strategy. The 
policy is purely in place to allow the application of the sequential approach.  
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3.26 The Proposals Map identifies areas of Designated Primary Frontages in Central Reading 

(proposed) running across the site. As these do not relate to the configuration of the 

existing buildings, they must be indicative and relate to the future development of the 
Site.  Policy CR7: Primary Frontages in Central Reading applies, and whilst not mentioning 

proposed primary frontages requires that ground floor uses along the designated primary 

frontages should fall within one of the following use classes: A1, A2, A3, A4, A5, C1, D1 

D2 or related sui generis uses (unless it is an entrance to an upper floor). New 

developments should provide an active frontage at ground floor level in order to 

contribute to the vibrancy of the town centre and to provide visual interest.  
 

3.27 The Appeal Site falls within an area defined as a Tall Buildings Cluster to which Policy 

CR10: Tall Buildings applies. This states that in Reading tall buildings are defined as 10 

storeys of commercial floorspace or 12 storeys of residential (equating to 36 metres tall) 

or above. The policy contains no maximum height cap. 
 

3.28 Policy CR10 goes onto identify three specific areas wherein tall buildings will be 

supported. This includes the Appeal Site which forms part of the wider Station Area 

Cluster to which sub-section ii) of the policy applies. This 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’.  Tall buildings within this area should follow a pattern of the tallest buildings 

at the centre of the cluster, close to the station, and step down in height from that point 

towards the lower buildings at the fringes; include provision of high-quality public realm; 
ensure adequate separation distances between buildings 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. In addition to the area-specific 

requirements all tall building proposals should be of an excellent design and architectural 

quality and should meet a number of specified design criteria. 

 

3.29 The supporting text (at paragraph 5.3.38) explains the Council’s approach to identifying 

the three tall building clusters. It confirms that the approach has been subject to a 
thorough analysis of the suitability of the areas for tall buildings in terms of a number of 

factors, including townscape character, historic context, local and strategic views, market 

demand, topography, accessibility, and other issues. 
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3.30 Paragraph 5.3.39 states that the Station Cluster (which includes the Appeal Site) will be 

signified by the highest buildings and the densest cluster, due to the proximity to the 

station and public transport interchange. This will be the most extensive of the three 
clusters and will make a significant impact on the townscape around the station and on 

the town’s skyline. 

 
3.31 Outline applications for tall buildings will only be considered appropriate where the 

applicant is seeking to establish the principle of tall buildings and in such cases, principles 

must be established within the design and access statement to demonstrate that excellent 
urban design and architecture will result (paragraph 5.3.51).    

 

3.32 The Appeal Site also forms part of the wider Station/River Major Opportunity Area (MOA) 

under Policy CR11. Development in the Opportunity Area will amongst other matters 

contribute towards providing a ‘high-density mix of uses’ to create a destination in itself 

and capitalise on its role as ‘one of the most accessible locations in the south east’.  
 

3.33 Development should help facilitate greater pedestrian and cycle permeability particularly 

on key movement corridors – with north-south links through the area centred on the new 

station (including across the IDR) being of particular importance.  

 
3.34 The policy then goes on to identify a number of sub-areas with further site-specific 

guidance. The Appeal Site forms part of sub-area CR11e: North of Station which states:  

 
“There  w i l l  be  reta i l  and  le i su re  deve lopm ent  on  the  g round  f l oor  
act iva t ing  t he  s t reet s  and spaces  i nc lud ing  the new  nor t hern  s t a t ion  
squa re, w i th  other  uses  i nc lud ing  res iden t i a l  and  of f i ces  on  upper  f loors . 
Reta i l  w i l l  have  good  pedest r ian  l in k s  t o , and w i l l  not  have a  det r im enta l  
im pact  on , t he  res t  o f  t he  reta i l  core  t o  t he  cen t re. P ub l i c  ca r  pa rk ing  w i l l  
be  prov ided. A  h igh-qua l i t y  rou te  i nco rpora t ing  a  green  l i nk  shou ld  be  
prov ided  th rough to  t he  Tham es. Deve lopm ent  shou ld  t ak e  account  o f  
m i t i ga t ion  requ i red  a s  a  resu l t  o f  a  F l ood  R isk  Assessm ent  and  shou ld  
cons ider  oppor t un i t ies  t o  open  up  the cu lver t ed  Vast ern  D i t ch  and  
enhance  i t  as  an  eco log ica l  f ea tu re.”  

 

3.35 The Site Area of the North of Station sub-area is noted as 6.71ha with indicative potential 
to accommodate 640-960 dwellings, 50,000-80,000 sq. m. net gain of offices, 3,000-6,000 

sq. m. net gain of retail and leisure and a hotel. The supporting text at paragraph 5.4.5 

expands on the indicative development capacity figures stating that:  
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“… developm ent  capac i t y  can  vary  s ign i f i can t ly  on  h igh  dens i t y  t ow n 
cen t re  s i t es , and  t hese  f igu res  a re  therefo re  an  i nd ica t i on  on l y . Of  
grea tes t  im por tance  w i l l  be t he  c rea t i on  o f  a  h igh-qua l i t y , w e l l -des igned  
m ix ed-use  dest i na t ion , and  there i s  pot en t ia l  fo r  deve lopm ent  f igu res  t o  
vary  in  o rder  t o  ach ieve  th i s  a im .”  

 
3.36 Paragraph 5.4.9 notes that a Station Area Development Framework (SADF) was prepared 

for the area in 2010 to provide more detailed guidance, which continue to apply, alongside 

any future Supplementary Planning Documents (SPDs). I consider the SADF, and the 

weight to be given to it for the purposes of this Appeal below but note here that I am not 

aware of any site specific SPDs that have been published subsequent to the adoption of 

the Local Plan relating to the Appeal Site.    
 

Other Relevant Development Plan Policy 

 

Housing 
 

3.37 The foreword to the Local Plan highlights that Reading faces an acute housing crisis. In 

order to address this the Local Plan Policy H1: Provision of Housing, states that provision 

will be made for at least an additional 15,847 (689 per annum) homes over the period 

2013-2036. The policy notes that the Council will work with neighbouring authorities to 

ensure that the shortfall of 230 dwellings that cannot be provided within Reading will be 

met over the plan period. 

 

3.38 This explained further in the supporting text which notes that there is a pressing need 

for additional housing in Reading and the surrounding area (paragraph 4.4.1) and that 
Reading is a very tightly defined urban area and sites for new development are limited 

(paragraph 4.4.3). Provision of new housing therefore involves a heavy reliance on 

previously developed land and the supply of such sites constrains the amount of housing 

that can be delivered in the Borough (paragraph 4.4.3). Therefore whilst 16,077 homes 

are needed, only 15,847 can be delivered (hence the shortfall of 230 dwellings noted in 

Policy H1).   
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3.39 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, the need to maximise the efficiency of land use and the 
minimisation of environmental aspects of development. The policy notes that indicative 

densities for different types of area are set out in Figure 4.5 but different densities may 

be appropriate. Figure 4.5 suggests an indicative density range of ‘Above 100’ dwellings 

per hectare. 

 
3.40 The supporting text at paragraph 4.4.7 notes that with the ‘significant need’ for housing 

in Reading it is important that efficient use is made of the land that is available to boost 

housing delivery. Therefore, it is not considered appropriate to set down exact densities, 

and the dwelling figures in the site allocation policies (including Policy CR11) should be 

treated as ‘indicative’ as the capacity of sites will ultimately depend on various factors 

that need to be addressed at application stage. 
 

3.41 Paragraph 4.4.8 continues that whilst for town centre locations 100 dwellings per hectare 

is used as an ‘indication’, the appropriate density may be ‘significantly’ greater than this, 

in view of the need to make best use of accessible sites set out in Policy CC6.     

 
3.42 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. Where proposals fall 
short of the policy target as a result of viability considerations, an open-book approach 

will be taken, and the onus will be on the developer/landowner to clearly demonstrate 

the circumstances justifying a lower affordable housing contribution.  

 
3.43 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 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). 
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3.44 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 and on developments of 20 or more new build 

dwellings at least 5% of dwellings will be wheelchair user dwellings. Any market homes 

provided to meet this requirement will be ‘wheelchair adaptable’ as defined in part M. 
 

3.45 Local Plan Policy H10: Private and Communal Outdoor Space requires the provision of 

functional private or communal space in new developments. Flats may be provided with 

communal outdoor space, balconies and/or roof gardens. Flats in central Reading will not 

require the same amount of outdoor spaces as houses in other parts of Reading as the 
sites are usually more constrained (paragraph 4.4.83) and so in determining appropriate 

levels of private and communal space, the constraints of the site and the extent of 

deprivation of public open space within the scheme will be taken into consideration 

(paragraph 4.4.86).  
 

3.46 Local Plan Policy CR6: Living in 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. 

 

Employment 

 

3.47 Policy EM1: Provision of Employment Development indicates that provision will be made 
for a net increase of 53,000-112,000 sq. m. of office floorspace for the period 2013 to 

2036. Policy EM3: Location of New Employment Development indicates that major office 

development (defined as over 2,500 sq. m.) will take place in the centre of Reading.  

 
 
Climate Change and Sustainability 

 

3.48 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. 
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3.49 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. 

 
3.50 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. 

 
3.51 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.  

 
3.52 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.   
 

3.53 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 
 

3.54 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. 
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3.55 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. 

 
3.56 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.   

 
3.57 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.   
 
Significant Views with Heritage Interest 
 

3.58 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 
 

3.59 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 agreements for the open space should be 

in place for the lifetime of the development.   
 

3.60 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. 
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3.61 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. 

 
Biodiversity, Trees and Environment 
 

3.62 Local Plan Policy EN14: 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.  
 

3.63 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.  
 

3.64 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. 

 
Transport 
 

3.65 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.  
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3.66 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. In such circumstances consideration will be 
given to the effect on safety, congestion and the environment. 

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

improve access for cyclists and integrate provision of cycling through new facilities such 

as cycle hire points and cycle parking. Identified cycle routes should be maintained and 

enhanced where opportunities exist. 
 
Car Parking 

 
3.68 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. 

 

Supplementary Planning Guidance 

 

3.69 In addition to the relatively recently adopted Development Plan there are a number of 

Supplementary Planning Documents (SPDs) that have varying degrees of relevance to the 
proper consideration of the Appeal Scheme. 

  

3.70 I list these below and reference them where relevant in Section 5 of my evidence. 

 

• Reading Station Area Framework SPD (RSAF) – Adopted December 2010 (CD 7.1). 

• Affordable Housing SPD – Adopted July 2013 (CD 7.3). 

• Employment Skills and Training SPD – Adopted April 2013 (CD 7.4). 

• Revised Parking Standards and Design SPD – Adopted October 2011 (CD 7.5). 

• Planning Obligations Under Section 106 SPD – Adopted December 2019 (CD 7.6). 

• Reading Tall Buildings Strategy (RTBS), published in January 2008 and 2018  

  Update Note (CD’s 7.44-7.45). 

 
3.71 I do however provide a brief overview of both the Reading Station Area Framework SPD 

(RSAF) and the Reading Tall Buildings Strategy (RTBS) and Update Note below and my 

view on the weight that should be attached to both documents in the determination of 

the Appeal Scheme given the importance being placed on them by the Council (as set out 

in their SOC).  
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Reading Station Area Framework (December 2010) 

 

3.72 The Reading Station Area Framework (RSAF) (CD 7.1) was adopted as an SPD in 
December 2010. It was considered to provide a ‘bridge’ between the provisions of the 

Core Strategy and the Reading Central Area Action Plan (paragraph 1.7). As set out at 

paragraph 4.20 above both of these documents have been replaced by the Reading 

Borough Local Plan and as a consequence and given the age of the document the RSAF, 

in my view, carries relatively limited weight.  

 

3.73 It does however provide useful background framework to the Council’s aspirations for the 

Appeal Site and wider area, and I note that the majority of the key design principles and 

aspirations set out in the document for the area and the Appeal Site itself have been 
carried through into the Central Reading policies set out in the Local Plan. 

 
3.74 As the Berkeley Appeal Inspector found, whilst the RSAF is somewhat dated, it remains 

of relevance as a ‘guiding framework’ (CD 5.1 paragraph 14).    

 
Reading Tall Buildings Strategy (January 2008 and 2018 Update) 

 

3.75 The Reading Tall Buildings Strategy (RTBS) (CD 7.44) was published in January 2008 

with a purpose to inform a tall buildings policy and to provide specific guidelines for 

individual sites and areas that will be documented in the Reading Central Area Action Plan 

(Section 2.1). As noted in the March 2018 Update Note (CD 7.45) all of the policy 

documents referred to in the TBS have been replaced (paragraph 2.1).  

  

3.76 However, the Update Note goes on to conclude that the overall evidence and approach 
that was set out by the RTBS is still generally valid and as a result the RTBS when read 

alongside the Update Note remains a valid piece of evidence for policy making and should 

continue to underpin the policy approach to the Local Plan.  

 

3.77 It is clear from this that the two documents have no policy status but provided relevant 

evidence-based background to the Council’s Tall Building Policy in the RBLP (Policy CR10). 

Policy CR10 includes the Appeal Site as part of the Tall Buildings Cluster which is 

consistent with the RTBS and Update Note’s findings that the Appeal Site (referred to as 
Character Area 22: Vastern Road) has low townscape sensitivity to the inclusion of tall 

buildings and a high suitability as a location for tall buildings. 
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Policy Conclusions 

 

3.78 It is evident to me that whilst the Council has raised a number of concerns in relation to 
the Appeal Scheme, the adopted Development Plan, SPD’s and evidence-based documents 

provide clear support for the land uses proposed. 

  

3.79 The policy position establishes a number of clear principles. These include:  

 

1. The Site falls within the Central Core and Office Core wherein new retail, leisure and 

office floorspace will be supported (Policy CR1). 

 

2. The Site falls within an identified Tall Buildings Cluster wherein the principle of tall 
buildings are supported and encouraged (Policy CR10). 

 

3. The Site falls within a Major Opportunity Area (MOA) and is a Site Identified for 

Development or Change wherein high density mixed-use is supported and encouraged 

(Policy CR11). Retail, leisure, office, and residential uses are supported.  
 
4. The Site is considered one of the most accessible locations in the South-East (Policy 

CR11). 

 
5. There is a pressing need for additional housing in Reading and the surrounding area 

(paragraph 4.4.1). 
 

3.80 On the basis of the above there is clear, in my view, planning policy support for the 

principle of the Appeal Scheme subject to the careful consideration of a number of 

detailed development management considerations. I turn to consider these, and the 

detailed assessments provided by Dr Meile, Mr Chard, Mr Collado, Mr Crowley, Mr 

Buckingham and Miss Wickramaratna in their submissions in Section 4 of my evidence.  

 

3.81 I note here however, that in my judgement, the Appeal proposals accord with the 
Development Plan.  

 

3.82 There are also significant benefits that will arise if the Appeal Scheme is allowed. I discuss 

these and the other relevant material considerations in Section 5 of my evidence.  
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4.0 RELEVANT PLANNING MATTERS  
 

4.1 I now turn to assess the Appeal Scheme against the relevant development plan policies 

to demonstrate its acceptability. I note here and at the outset that the Council do not 

take issue with the principle of the proposed development and that no statutory 
consultees object to the Appeal Scheme. The Council’s concerns however seem to stem 

from a perceived lack or information/clarity within the application submission and a 

number of detailed development management matters. This position is set out in the 

Officers Report to the Planning Applications Committee (CD 3.1), the Council’s Statement 

of Case and the Statement of Common Ground.  

 

4.2 I set out my position on these and other matters I consider relevant to the consideration 

of the scheme below and in Section 5, before drawing my conclusion on whether the 
scheme constitutes sustainable development under the terms of the NPPF. 

 

4.3 I will deal with each issue in the following order:  

 

• Principle of land uses proposed. 

• Housing Need. 

• Affordable Housing. 

• Design: 

o Scale, Height and Massing (Reason for Refusal 1). 

o Tall Buildings (Reasons for Refusal 2). 

o North-South Link (Reason for Refusal 4). 

o Landscape, Trees and Green Network (Reason for Refusal 9). 

• Views and Townscape (Reason for Refusal 3). 

• Heritage (Reason for Refusal 5). 

• Daylight and Sunlight (Reason for Refusal 7). 

• Wind (Reason for Refusal 8). 

• Public Realm and Open Space (Reasons for Refusal 6 and 10). 

• Energy & Sustainability (Reason for Refusal 11). 

• Transport. 

• Other Environmental Considerations. 

• Section 106 Agreement (Reason for Refusal 12).   
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Principle of Land Uses Proposed   

 

4.4 The primary land uses proposed relate to residential/commercial floorspace. Before 
turning to the individual elements of the scheme, I note here that at a national level the 

NPPF promotes sustainable development that delivers economic, social and environmental 

benefits. This will be achieved through the efficient use of land with high-density, mixed-

use development and the use of previously developed, vacant and/or underutilised sites 

to optimise development potential, in particular for new housing. 

 

4.5 Further, at the local level the RBLP identifies Central Reading as the focus for intensive, 

mixed-use development and identifies a number of important strategic sites. The RBLP 

goes on to identify the Appeal Site as being part of the Policy CR11 Station/River Major 
Opportunity Area (MOA) site allocation. Amongst other matters Policy CR11 states that 

the MOA will contribute towards providing a ‘high-density mix of uses’, capitalising on 

one of the most accessible locations in the south east and help to facilitate greater 

pedestrian and cycle permeability including north-south links through the areas centred 

on the new station, which are particular importance. 
 

4.6 The Policy CR11 MOA is made up of nine sub areas (a-i). The Appeal Site is located within 

and forms part of the wider CR11e sub-area which envisages the provision of residential, 

office, retail and leisure, and hotel uses. The uses proposed by the Appeal Scheme fully 

accord with the anticipated uses encouraged by Policy CR11. 
 

4.7 It is also worth noting here that the Core Strategy (2008, amended in 2015), the Reading 

Central Area Action Plan (2009) and RSAF (December 2010) all envisage the development 

of the Appeal Site for the uses proposed. Whilst these documents have been largely 

replaced by the RLP it is clear that the Appeal Site has been identified for development 

for a considerable time and has yet to be delivered.  
 

4.8 Further, the recently approved Berkeley Appeal scheme and the current live planning 

application on the Hermes site, in conjunction with the Appeal Site provide the opportunity 

to finally deliver this long-standing policy objective and regenerate a large part of the 

MOA and provide the strategically important link between the railway station and the 

river.   
 

4.9 As detailed at paragraph 2.6 of my evidence all of the current commercial leases on the 

Site will expire or are subject to break clauses in 2025. This provides a window of 

opportunity for the Site to be redeveloped. Should this opportunity be missed and if the 

Appeal Scheme fails, it is likely that those leases will be renegotiated, and the potential 

redevelopment of the site be sterilised for a further 5-10 years (2030-2035). 
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4.10 As a consequence, the central park of the north-south link will not be delivered.   

  

4.11 Within this context, I turn to consider the acceptability of the individual elements of the 
scheme below.  

 
Housing 
 

4.12 The NPPF requires local authorities to deliver a wide choice of high-quality homes, widen 

opportunities for home ownership and create sustainable, inclusive and mixed 

communities.  

 

4.13 The amended Appeal Scheme Development Parameters Schedule and draft planning 

conditions limit the overall floorspace that can be delivered across the scheme to 90,850 
sq m and commits to a significant amount of residential floorspace (ranging from a 

minimum of 48,000 sq m and a maximum of 80,000 sq m) in a mix of units ranging from 

studio apartments to 3 bed dwellings. In unit number terms this would provide in the 

order of 600-1,000 new homes. 
 

4.14 Whilst this number of new homes is in excess of that envisaged by the CR11e allocation, 

it is very clearly expressed in the RBLP that the figures set out in the policy are indicative 

only. Indeed, Paragraph 5.4.5 of the LP states that ‘It should be noted that, to an even 
greater extent than other areas, development capacity can vary significantly on high 
density town centre sites, and these figures are therefore an indication only.’  
 

4.15 Within this context the Council raise no objection to the principle of high-density 

residential development on the Appeal Site (see Officers Report to the Planning 

Applications Committee CD 3.1 paragraph 7.24, and SOCG paragraph 5.8). 

 
4.16 In addition, and in order to retain flexibility, there is potential for some, or all of the 

residential accommodation provided in the Appeal Scheme to fall within the definition of 
Build to Rent (BtR). RBLP Policy H4 specifically considers BtR schemes and seeks that a 

number of requirements (including a minimum tenure period) be secured via a Section 

106 Agreement. The Appellant has agreed to these requirements in the draft S106 

Agreement and as a result no objection is raised by the Council in that regard (see Officers 

Report to the Planning Applications Committee CD 3.1 paragraph 7.29). 
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Office 
 

4.17 The Appeal Site sits within the Central Core and Office Core in the RBLP wherein new 

retail, leisure and office floorspace will be supported (Policy CR1). Further, RBLP Policy 

CR11e which covers the site identifies office floorspace as an appropriate use. As a 

consequence, it must be accepted that the principle of the provision of office floorspace 

in this location is supported. This is acknowledged by the Council in the Officers Report 
to the Planning Applications Committee (CD 3.1) paragraph 7.24 and the SOCG paragraph 

(5.8).  

 

4.18 The Council has however raised a concern that in order to deliver a mixed-use destination 

as envisaged by RLP Policy CR11 it is important that an element of office accommodation 

be delivered as part of the Appeal Scheme. As a result, they have suggested that a 

condition be imposed on any permission to require a minimum amount of office floorspace 

within the scheme. It is suggested (in the Officers Report to the Planning Applications 
Committee (CD 3.1) paragraph 7.33) that this be set at 4,543 sq m which would be a 

level similar to other notable office buildings within the town centre. This condition is 

accepted by the Appellant and included within the draft conditions. 

  

4.19 On this basis the Council raise ‘no objection’ to the office component of the Appeal 

Scheme (see Officers Report to the Planning Applications Committee (CD 3.1) paragraph 

7.36). 
 
Retail/Leisure/Other 
 

4.20 The provision of new retail and leisure floorspace in town centre locations (such as the 

Appeal Site) is supported by planning policy at all levels. Further, the site-specific 

allocation (Policy CR11e) indicates that retail and leisure floorspace is an anticipated and 

expected use at ground floor level within any redevelopment scheme. The principle of 

these elements of the Appeal Scheme are not therefore in dispute. 

 

4.21 It is however important to recognise that Policy CR7 and the RBLP Proposals Map requires 
the provision of active frontages at ground floor level to enliven the streets and spaces. 

Whilst this is a detailed matter that will be established through subsequent reserved 

matters application, the submitted Design Code (CD 1.47) identifies a hierarchy of active 

frontages (Section 3.5) and sets out a number of mandatory requirements (Section 5.8) 

to provide certainty that any reserved matters application will deliver sufficient active 

frontages in order to appropriately activate the streets and spaces within the 

development. It is also proposed that this is also controlled via a separate planning 

condition. 
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Conclusions on Principle of Uses Proposed 
 

4.22 It is clear to me, and it is not disputed by the Council, that the principle of the uses 

proposed as part of the Appeal Scheme are acceptable. Indeed, they are supported and 

encourages at a national level through the NPPF and at the local level through the detailed 

policies of the RBLP and site-specific allocations.      

 
Housing Need 

 

4.23 Significant areas of agreement have been reached between the Appellant and the Council 

via the SOCG in relation to housing need, and I do not repeat that detail here other than 

to conclude that no objection is raised by the Council in relation to housing/residential 

matters (see SOCG paragraph 5.18). 

 

4.24 I do however wish to highlight the conclusions of the Berkeley Appeal Inspector on this 
point. In that very recent case it was noted that it was the Governments priority to 

significantly boost the supply of housing and irrespective of whether there is a 5 year 

housing land supply, the fact that the Berkeley site had the potential to accommodate a 

significant number of much needed new homes, in a highly sustainable location should 

be afforded ‘significant weight’ (paragraphs 187 and 191).  

 

4.25 I turn to consider the weight to be given to the provision of a significant level of new 

homes in Section 5 of my evidence but confirm here that I agree with the Berkeley Appeal 
Inspector.    

 

Affordable Housing 

 

4.26 RBLP Policy H3 requires sites of 10 or more dwellings to provide 30% of the total dwellings 

as affordable housing. However, it goes on to acknowledge that where proposals fall short 

of the policy target as a result of viability considerations, an open-book approach will be 

taken, and the onus will be on the developer/landowner to clearly demonstrate the 
circumstances justifying a lower affordable housing contribution. 

 

4.27 The Appellant has submitted a Financial Viability Assessment (CD 1.35) in support of the 

application. This demonstrated that the Appeal Scheme is currently unable to support an 

affordable housing contribution based on viability albeit noted that the Appellant was 

prepared to accept a review mechanism (secured via the S106 Agreement) for a deferred 

contribution.  
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4.28 The Council instructed BPS Chartered Surveyors to undertake an independent review of 

the submitted Financial Viability Assessment. Whilst BPS applied a number of amendments 

to the assumptions made within the submitted Financial Viability Assessment, they 
concluded that under all the scenarios tested that ‘the scheme would not be able to 
contribute towards or provide some affordable housing’ (7.50 paragraphs 2.13 and 2.14). 

 
4.29 BPS did however go on to recommend that any planning permission be subject to further 

reviews of viability suggesting a pre-implementation, mid-point and final outturn review 

in order to maximise the prospect of the scheme delivering some affordable housing 
should viability improve. The Appellant has accepted the proposed review mechanisms, 

and these have been incorporated into the proposed draft Section 106 Agreement.  

 
4.30 As a consequence, I, like the Council consider that the Appeal Scheme accords with Policy 

H3 of the RBLP.    

 
Design 

 

4.31 Mr Collado provides evidence on the design evolution of the scheme, why it is appropriate 

to its context and how the scheme represents a design led optimisation of the site. 

Further, Mr Chard provides a comprehensive assessment of the Appeal Scheme in 

townscape terms whilst also explaining why the scheme is acceptable in landscape (both 

hard and soft) terms and the contribution it could make to Reading Town Centre.  

 
Scale, Height and Massing (Reason for Refusal 1) 
 

4.32 Both Mr Collardo and Mr Chard explain the appropriateness of the scale, height and 

massing of the Appeal Scheme from a design and townscape perspective respectively. 

 

4.33 Mr Collado explains the design evolution of the scheme, how this was informed by pre 

and post submission feedback from the Council and detailed technical assessments 

prepared by the wider consultant team. Mr Collado is clear that in his view the scale, 
height and massing of the scheme as controlled by the Parameters and Design Code and 

shown illustratively in the DAS is appropriate to its setting and the development 

aspirations for the site set out in the RBLP and the RSAF. 
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4.34 Similarly, Mr Chard reviews the Appeal Scheme in the context of townscape 

considerations. He notes that the Appeal Site is located with a Tall Buildings Cluster, as 

appropriate for tall buildings in the RTBS and the RSAF and that whilst the proposed 
building heights are higher than those indicatively set out in the RSAF that does not make 

the scheme unacceptable in principle. Indeed, that would be a strange conclusion given 

the age of the RSAF and the flexibility within it, the scarcity of brownfield development 

land in central Reading, and the governments objective of optimising development 

opportunities. 
 

4.35 The Parameter Plans of the Appeal Scheme have been considered as part of a full TVIA 

which has assessed the effects of the Appeal Scheme upon townscape and views.  

 
4.36 In Mr Chard’s view the proposed massing provides a legible progression in scale from the 

height desired by the Council in the vicinity of the station, down towards the adjacent 

townscape to the north and west, whilst maintaining legibility of key nodal points at the 
Caversham Road junction and on the green link between the station and River Thames. 

 
4.37 Further, the Appeal Site lies within a very well-established framework of significant large-

scale built development land uses, at the heart of a major urban area which has a key 

strategic location and a major transport hub (immediately to the south of the site). 
 

4.38 Mr Chard is unequivocal that the Appeal Scheme will introduce substantial albeit 

sensitively designed built form to the local area that will improve the overall appearance 

and functionality of the townscape. The proposed building will provide a progression in 

scale that positively contributes to the sense of place and arrangement of spaces. The 

Appeal Scheme accords with RBLP Policy CR10 by providing the tallest part of the Appeal 

Scheme on the south eastern part of the Site closest to the Railway Station, stepping 
down in height towards Vastern Road. The Appeal Scheme will enhance the skyline in 

views towards the centre of Reading. 

 
4.39 As such, Mr Chard concludes that in terms of scale, height, and massing the Appeal 

Scheme complies with NPPF Section 12, the National Design Guide, the National Model 
Design Code Parts 1 and 2 as well as RBLP Policies CR2, CR3, CC7, H2, CR10, CR10a, 

CR11 and CR11e, and the RSAF. I agree with that assessment.  

 

Tall Buildings (Reason for Refusal 2) 
 

4.40 The Appeal Site is identified in the Local Plan as part of a wider Tall Buildings Cluster 

(Policy CR10) and specifically as part of the wider Station Area Cluster. This seeks to 

create: 
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“A  new  c lus t er  o f  t a l l  bu i l d ings  w i th  t he  s t a t ion  a t  i t s  hear t  w i l l  s ign i fy  
the s t a t us  o f  t he s t a t i on  a rea  as  a  m ajor  m ix ed-use  dest ina t ion  and  the  
m a in  ga tew ay  t o  and m ost  access ib l e  par t  o f  R ead ing” . 

 

4.41 Tall buildings within this area should follow a pattern of the tallest buildings at the centre 

of the cluster, close to the station, and step down in height from that point towards the 

lower buildings at the fringes. In addition to the area-specific requirements all tall building 

proposals should be of an excellent design and architectural quality and should meet a 

number of specified design criteria. 

 

4.42 The supporting text (at paragraph 5.3.38) explains the Council’s approach to identifying 

the tall building clusters. It confirms that the approach has been subject to a thorough 
analysis of the suitability of the areas for tall buildings in terms of a number of factors, 

including townscape character, historic context, local and strategic views, market 

demand, topography, accessibility, and other issues. 

 
4.43 Paragraph 5.3.39 states that the Station Cluster (which includes the Appeal Site) will be 

signified by the highest buildings and the densest cluster, due to the proximity to the 

station and public transport interchange. This will be the most extensive of the three 

clusters and will make a significant impact on the townscape around the station and on 

the town’s skyline. 

 

4.44 It is therefore clear that in policy terms the principle of the provision of tall buildings in 

this location must be considered acceptable. 

 

4.45 In addition, it is Mr Chard’s view that the Appeal Scheme accords with the detailed 
requirement of Policy CR10, a view that I support.  

 
4.46 The progression in height across the Appeal Site from Plot A to Plot D is a considered 

approach to identifying the location of the northern entrance to Reading Station whilst 

creating a cluster of tall buildings. The taller elements of the Appeal Scheme are located 
furthest from Vastern Road which allows a graded reduction of height of the buildings as 

you move away from the station. 

 
4.47 The RSAF and RBLP policies CR10, CR10a, CR11 and CR11e have identified the Appeal 

Site as a location for high density development that includes for a cluster of tall buildings 

to reinforce the importance of the location of Reading Station, positively contributing to 
the legibility of the townscape through the creation of buildings that are considered to 

represent local landmarks. 
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4.48 Further, the heights of the buildings have been tested through a robust TVIA and heritage 

appraisal and a number of technical assessments including daylight and sunlight analysis 

and a wind assessment. The results of those assessment has demonstrated that the 
heights of the buildings are acceptable.  

 
4.49 Further, it needs to be recognised the application is submitted in outline form and any 

permission would be controlled via condition to ensure compliance with the agreed 

Parameter Plans and the Design Code. This establishes a baseline position. 
 

4.50 The illustrative scheme presented within the DAS highlights one way in which 

development could be delivered on the Appeal Site within those parameters and the 

positive contribution that buildings, at this scale, will bring to the townscape. 
 

4.51 The exact detail of the final scheme will be delivered through future reserved matters 

applications which will need to be agreed with Council (adding an additional layer of 

control for them) and will, as is usual in such circumstances, be subject to further design 

refinement. 
 

4.52 I therefore agree with Mr Chard and Mr Collado that the proposed heights of the buildings 

have been rigorously tested and found to be acceptable. I therefore believe they are 

consistent with the NPPF (Section 12), Policies EN1, EN3, EN5, CR2, CR3, CC7, CR10, H2 

and CR11 of the RBLP, the Reading Tall Buildings Strategy (and Update Note) and the 

RSAF. 

   

North South Link (Reason for Refusal 4) 
 

4.53 The provision of the north south link is clearly shown within the application documentation 
via the Parameter Plans (which safeguards a route and minimum width) and the Design 

Code which sets out key principles for the treatment of the route through the Appeal Site.  

 

4.54 As both Mr Collado and Mr Chard explain, the Appeal Scheme allows for a minimum 23m 

wide corridor between Plot D and Plot C which will enable a direct connection between 

Station Square at the northern entrance to Reading Station, and Vastern Road. The 

pedestrian and cycle connection through the Appeal Site will deliver a wide physical and 

visual connection along a green corridor from the northern station entrance, through the 
Appeal Site to Vastern Road. 
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4.55 Whilst the Officers Report to Committee (CD 3.1) begrudgingly accepts that the alignment 

and dimensions ‘broadly’ accord with the RSAF (see paragraph 8.28) and that the 

orientation is consistent with the diagrams in the RSAF and RBLP (see paragraph 8.29) it 
may not be acceptable because it requires co-ordination with the link proposed across 

the Berkeley site to the north of Vastern Road. That appeal has now been determined 

and the route north of Vastern Road to the river fixed. 

 
4.56 There is nothing in Local Plan Policy CR11e or CR11g that prescribes that the North-South 

pedestrian and cycle route is required to have a direct visual connection between the 
station and the river. Indeed, I believe it is more important to secure the provision of the 

link itself. That will be secured primarily as a result of the Berkeley Appeal Scheme and 

the Appeal Scheme. 

 
4.57 In addition, should the Hermes scheme be approved (as recommended by officers), the 

third and final section of the link will be provided. The Appeal Scheme route has been 
designed to fit with the Hermes scheme to provide a high quality, clearly defined and 

legible route from the Station to Vastern Road.  

 
4.58 Notwithstanding the above, the delivery of the link through this Appeal Site on an 

alignment and orientation shown within the RSAF and RBLP should be sufficient for it be 

accepted as according with the Local Plan policy. 
 

4.59 Mr Chard concludes that the legibility of that part of the north-south link extending 

through the Appeal Site is strong and clear and makes a positive contribution to the 

overall goal of the Kennet-Thames Spine. I agree with Mr Chard’s assessment. 
 

4.60 I therefore believe that the Appeal Scheme accords with the guidance in the NPPF (Section 

12), the National Design Guide, the Model Design Code Parts 1 and 2, policies CC7, CR2, 

CR3, CR11, CR11e, CR11g, TR3 and TR4 of the RBLP and the RSAF.    

 

Landscape, Trees and Green Network (Reason for Refusal 9) 
 

4.61 Mr Chard provides evidence on the proposed landscaping within the Appeal Scheme. As 

he notes, an illustrative scheme is presented in the Design & Access Statement (CD 1.48-

1.55) and will be secured via the mandatory requirements set out in the Design Code 

(CD 1.47). 
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4.62 The Appeal Scheme delivers a 23m wide connection between the northern station 

entrance and Vastern Road, which will create a central green linear park. The primary 

vehicular access route for the Appeal Site will be from Caversham Road to the west. These 
areas will be landscaped to include the use of a rich mix of trees and shrubs and the 

creation of new lawns and tree lined routes, all within the sunniest parts of the Appeal 

Site, to provide open space for both active and passive recreational activities.  

 
4.63 The detail of the landscape design, tree retention, tree planting and shrub planting will 

all be addressed as part of future reserved matters applications, but the illustrative 
scheme presented in the DAS identifies how a landscape scheme on the Appeal Site could 

enhance the existing green infrastructure and extend the network of Green Infrastructure 

in the wider townscape. 

 
4.64 The main area of concern expressed by the Council appears to relate to whether there is 

a sufficient ‘buffer’ on the Vastern Road frontage to provide space for large canopy trees.  
 

4.65 This ignores the illustrative scheme within the Design & Access Statement that indicates 

this is achievable and could reasonable be secured via planning condition and addressed 

as part of any future reserved matters applications.   
 

4.66 Indeed, this is the view of the Natural Environment Officer (as noted at paragraph 10.20 

of the Officer’s Report to Committee – CD 3.1) who accepts that tree retention, tree 

protection and an appropriate landscaping scheme can be secured via condition. The 

Appellant has accepted the principle of such a condition(s) and will agree the detailed 

wording with the Council in advance of the Inquiry. 
 

4.67 As a result, I believe the Appeal Scheme is consistent with the National Design Code, 

Policies EN12, EN14, EN15, EN18, CR3, CC7 of the Local Plan, the Council’s Sustainable 

Design and Construction SPD, the RSAF, Reading’s Biodiversity Action Plan and the 

adopted Tree Strategy insofar as they relate to landscaping matters. 

 

Views and Townscape (Reason for Refusal 3) 
 

4.68 Mr Chard provides detailed evidence on townscape and views building on the Townscape 

and Visual Impact Assessment (CD 1.42) submitted in support of the planning 

application.  
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4.69 Mr Chard has found that the Appeal Scheme will successfully integrate into the existing 

townscape, providing enhancement to the character and wayfinding of central Reading 

by reinforcing local identity and creating a distinct sense of place in line with Local Plan 
policy and RSAF guidance which identifies tall building clusters with local landmark 

buildings north of the station.  

 
4.70 Locating the tallest element of the Appeal Scheme closest to the railway station entrance 

and new connection through the Site to the south of the Station will enable the creation 

of a Local Landmark, marking the station as a focal point within Reading.  
 

4.71 In longer views towards the centre of Reading, the Appeal Scheme will appear as a 

coherent part of the emerging townscape in the urban centre, helping to mark the location 

of the station as an important place and landmark, as shown in Appeal Site AVR Wirelines 

16, 17, 22 and 23. In closer range views, the public realm and block layout of the Appeal 

Scheme 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. 

 
4.72 In relation to the views of the station clocktower, Mr Chard explains that the RSAF 

recognises that the setting of the station building will be altered by the station 

redevelopment. That context will charge further as a result of the aspirations set out in 

the RSAF and Local Plan and as a result of the significant development that is proposed 
in the immediate vicinity of the station.  

 
4.73 The profile and design of the Appeal Scheme, including further refinement of the upper, 

middle and lower sections of the buildings (shown in the illustrative masterplan) will be 

secured through the Design Code but also further design refinement at the reserved 

matters stage. The illustrative scheme presented within the DAS does however highlight 
an indicative type of development that could be delivered and highlights the positive 

contribution that buildings on the Appeal Site, at this scale, will deliver to the townscape.  

 
4.74 Additionally, whilst the Appeal Scheme provides space to deliver a human scale street 

environment that provides improvements to close range views within the townscape as 

well as improving legibility and wayfinding by marking the location of the station, the 
details of the materiality and landscape design will also be controlled through Reserved 

Matters Applications, that will need to be agreed with the Council.  
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4.75 I therefore share Mr Chard’s view that the Appeal Scheme is consistent with the guidance 

set out in Sections 12 and 16 of the NPPF, RBLP policies CC7, H2, EN1, EN3, EN5, EN6, 

CR2, CR3, CR10 and CR10e, CR11, the RTBS (and Update Note) and the RSAF.  
 

Heritage (Reason for Refusal 5) 

 

4.76 Dr Meile provides detailed evidence on heritage matters. His evidence responds to the 

Council’s punitive Reason for Refusal 5.  

 

4.77 I note here that the Site is not located within a Conservation Area and does not include 

any listed buildings. There are however a number of listed buildings and locally listed 

buildings within the surrounding area. The Market Square/London Street Conservation 
Area also lies approximately 280m to the south-east of the site, on the opposite side of 

Reading Railway Station. Whilst Historic England originally raised concerns on heritage 

grounds (in April 2020), the additional information requested was provided and Historic 

England were reconsulted on the proposals. To my knowledge no further comments were 

received from Historic England and as a result they have raised no formal objection to 

the Appeal Scheme. 
 

4.78 Dr Meile’s evidence confirms that in his view there would be a low order of less than 

substantial harm to the Grade II listed former station building which has the potential to 

be reduced or removed through careful consideration at the reserved matters stage. 
 

4.79 Further, Dr Meile found a low level of less than substantial harm to the nearby non-

designated heritage asset, 55 Vastern Road. I note here that this was not raised in the 

Councils Statement of Case, and that in any event the recently issued Berkeley appeal 

decision (CD 5.1) considered the demolition of this locally listed building and found its 

loss to be acceptable. 
 
4.80 On the basis that some harm has been found to the significance of the Grade II listed 

former station building, this would be at a very low level of the less than substantial harm 

scale, it would fall to be weighed against the public benefits of the Appeal Scheme. I set 

out in my Section 6 of my evidence that I believe there are significant public benefits that 

arise from the scheme that would outweigh the very limited harm (if that is found to be 

the case) to the setting of that heritage asset. 
 

4.81 Further, in terms of archaeology, a desk-based assessment was submitted in support of 

the planning application (CD 1.9.21). I note that neither Berkshire Archaeology nor the 

Council raise any objection to the scheme.  
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4.82 I therefore conclude the Appeal Scheme is acceptable in heritage and archaeological 

terms. It complies with the policies set out in the RBLP, namely policies EN1, EN3, EN5, 

EN6 and Section 16 of the NPPF. It is also consistent with the RTBS (and Update Note) 
and the RSAF.  

 
Daylight and Sunlight (Reason for Refusal 7) 
 

4.83 The Appellant submitted a Daylight and Sunlight Assessment as part of the planning 

application (CD 1.46). In the Officers Report to the Planning Committee (CD 3.1) the 

Council (for the first time) raised a number of issues relating to the findings of that 

assessment. 

 

4.84 Since that time discussions between the Appellant and the Council’s consultant (BRE) 

have been ongoing and I understand that a number of matters have been resolved and 

agreed. These and the matters that are in dispute are set out in the separate 
Daylight/Sunlight SOCG. 

 
4.85 Mr Crowley provides detailed evidence on this matter. He is clear that in his view that the 

development will not unduly impact on existing residential properties surrounding the site 

(including committed schemes) and whilst the outlook of neighbouring properties facing 

the Appeal Site will change as a result of development, this needs to be viewed in terms 
of the wider policy objectives of redeveloping the site as set out in the Local Plan.  

 
4.86 Further, he concludes that an appropriate level of daylight/sunlight will be experienced 

by the residents of the Appeal Scheme and that an acceptable level and quality of private 

and communal amenity space will be achieved (and secured via conditions).    
 

4.87 In my experience of similar schemes town centre sites suitable for high-density 

development it is not unusual for some surrounding properties to experience a degree of 

loss of daylight and/or sunlight. Indeed, in making sure that developments make the 

optimal use of the potential of each site, local authorities are encouraged (by NPPF 

Paragraph 125c)) to take a flexible approach in applying policies or guidance relating to 
daylight and sunlight (provided the resulting scheme would provide acceptable living 

standards). Mr Crowley believes that would be the case in relation to the Appeal Scheme, 

and which through the detailed design process of reserved matters applications can be 

refined and improved further. I find no reason to disagree with Mr Crowley’s view.  

 

4.88 As a result, I do not believe that the Appeal Scheme conflicts with the NPPF, the National 

Design Guide, the National Model Design Code Parts 1 and 2, or policies CC7, CC8, H10 

and CR10 of the Local Plan as alleged by the Council.  
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Wind (Reason for Refusal 8) 

 

4.89 The Appellant submitted a Wind and Microclimate Assessment as part of the 
Environmental Assessment (CD 1.9.30). In the Officers Report to the Planning Committee 

(CD 3.1) the Council (for the first time) raised a number of issues relating to methodology 

and robustness of the submitted assessment. 

 

4.90 The Appellant has subsequently been provided with the BRE Report (CD 7.35) undertaken 

on behalf of the Council which informed their position and punitive reason for refusal 8.  
 

4.91 BRE further clarified that:  

 
“G iven  the he igh t , m ass ing and  l oca t i on  o f  t he proposed  deve lopm ent , 
BRE agree  tha t  i n  pr i nc ip l e , i t  i s  l i k e l y  tha t  a  p roper ly  conduct ed w ind 
tunnel  s tudy  w ou ld  address  our  concerns  regard ing  the  w ind  
m icroc l im at e and appropr ia t e m i t i ga t ion  m easures .’  (Council SOC 

paragraph 6.108).  

 
4.92 Since being made aware of the Council’s concerns, the Appellant has prepared a further 

assessment that has been submitted to the Council (and their consultants) for review.  
 

4.93 This concludes that whilst the majority of the Appeal Scheme is likely to not give rise to 

any areas of concern in relation to wind, there are pockets within the development that 

will require mitigation at the detailed design stage. Such mitigation could include 

articulation of the buildings, scale and massing, screening, landscaping and planting.  

 

4.94 I would therefore hope that matters will have been agreed at the time of the Inquiry. 
However, and notwithstanding whether that is the case it is my view that the likely 

outstanding matters in dispute can be appropriately controlled via conditions given that 

this is an outline application, and that further design refinement will come forward as 

part of any reserved matters applications and will need to be justified as acceptable at 

that time in any event through an updated wind assessment.  
 

4.95 As a result, I do not believe that the Appeal Scheme conflicts with the NPPF, the National 

Design Guide, the National Model Design Code Part 1 and 2, Policies CC7, CC8, CR2 and 

CR10 of the Local Plan, the RTBS (and Update Note) and the RSAF as alleged by the 

Council.    
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Public Realm & Open Space (Reasons for Refusal 6 and 10) 

 

4.96 Punitive Reason for Refusal 10 relates to an alleged failure to provide appropriate open 
spaces within the Appeal Scheme. It is unclear from the Council’s Statement of Case 

whether this objection relates to a perceived quantitative or qualitative deficiency or both. 

Mr Chard deals with some of the qualitative aspects of the provision in his evidence and 

I do not repeat that here.  

 

4.97 It is clear to me that the identification and planning for the provision of open space and 

public realm has been given considerable importance in defining the outline scheme 

proposals. 
 

4.98 The Amended Development Parameters Schedule commits to the provision of at 10% of 

the overall site area will be provided as publicly accessible open space. This equates to a 

minimum of 0.19 hectares/0.47 acres of open space including hard and soft landscaping, 

provision of amenity spaces and children’s play space provision (paragraphs 3.6 and 3.7). 
 

4.99 Further, the Design Code (CD 1.47) identifies a number of public realm character areas 

(at Section 3.5) across the site including the Kennet-Thames Link, The Avenue and Plaza 

areas. It also shows how this relates and can be integrated with, the Station Square area 

to the south (part of the Hermes Scheme) beyond the site to meet the Council’s 

strategically important north-south link between the railways station and the Thames.  
 

4.100 The character areas were developed to demonstrate that the gaps between the buildings 

are of utmost importance as they will define the feel of the spaces that people will pass 

through on a day-to-day basis, and to help to define different types of spaces by use and 

location within the development. The character areas are then expanded upon in more 

detail in the Public Realm Design Codes section of the Design Code (Section 6).  
 

4.101 This sets out a number of mandatory requirements including commitments to minimum 

widths of routes (along with the Parameter Plans), materiality, landscape approach, 

lighting, and the potential to integrate children’s play space. The spaces are substantial, 

and the mandatory requirements will ensure that the public open space and public realm 

are high quality, relates to each other and integrated with areas beyond the Appeal Site. 
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4.102 As a consequence, I do not recognise or accept the criticisms levelled at the Appeal 

Scheme by the Council (in their Statement of Case – Appendix M). Indeed, I believe the 

Appellant has made public realm and open space provision one of the key drivers of the 
Appeal Scheme and has made significant commitment at this outline stage that can be 

refined through subsequent reserved matters applications. This will ensure that 

appropriate, well designed public spaces of a flexible size and shape are provided that 

integrate with other site (out with the Appellants control).   

 
4.103 I am therefore firmly of the view that the scheme is consistent with Policies CR2 b, CR3 

ii, CR11 viii and EN9 of the RLP and in accordance with the general framework and 

approach set out in the RSAF. 

 
4.104 It should also be recognised that the Appellant has agreed to a further off-site open space 

contribution as part of the S106 Agreement.      

 
Energy & Sustainability (Reason for Refusal 11) 
 

4.105 The Appellant submitted a full Energy (and Sustainability) Strategy as part of the planning 

application (CD 1.10 and 1.19/20). In their Officers Report to the Planning Committee 

(CD 3.1) the Council (for the first time) raised a number of issues relating to carbon 

savings, BREEAM classification and whether on-site energy options and the district energy 

network (DEN) had been fully explored.  

 
4.106 However, the Council’s SOC goes on to acknowledge that there are ‘various clarifications’ 

that could be received from the Appellant’ to respond to the queries raised to satisfy the 

Council so that matters can be agreed (Paragraph 6.144). Additional clarification has been 

provided by the Appellant which, at the time of writing, is with the Council for 

consideration. 
 

4.107 I would therefore hope that matters will have been agreed at the time of the Inquiry. 

However, and notwithstanding whether that is the case it is my view that the matters in 

dispute can be appropriately controlled via conditions.  

 
4.108 As a result, I do not believe that the Appeal Scheme conflicts with policies H5, CR10,  

CC2, CC3, and CC4 of the RBLP or the Council’s Sustainable Design and Construction SPD 
(2019).    
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Transport 

 

4.109 Whilst the Council does not object to the Appeal Scheme on Transport or traffic grounds 
(see SOCG paragraphs 5.65-5.70), I attach a note on Access Matters (at Appendix PN5) 

prepared by the Appellants transport consultant (Mr Hickman of Cole Easdon) which 

provides an overview of the Appeal Scheme.   

 

4.110 Further, I note here that:  

 

i. The site is situated in a location that is highly accessible by sustainable modes of 

transport. 

ii. The proposal will result in a reduction in vehicular traffic providing beneficial effects 
for the operation of the local highway network and highway safety.  

iii. The site is ideally suited to a largely car free development. 

iv. Appropriate access/egress can be secured at the reserved matters stage.  

 

4.111 I also note that the Appeal Scheme will deliver a number of important transport related 

improvements including:  

 

i. The upgrade to the foot/cycle way across the Vastern Road frontage (as part of the 
landscaping proposals). 

ii. Enhancements to pedestrian and cycle accessibility into and through the site including 

the provision of the north-south link. 

iii. Provision of Electric Vehicle Charging Points, Car Club parking bays and cycle parking.  

iv. A financial contribution towards the provision of the Vastern Road crossing (to 

facilitate the north-south link). 

v. A financial contribution towards improvements to the pedestrian/cycle underpass to 

the south of the site.  
 

4.112 These improvements/enhancements are significant and contribute to my assessment of 

the planning balance in Section 5 of my evidence. 

 

Other Environmental Considerations 

 

4.113 I have also assessed the Appeal Scheme against a number of further development 

management considerations including:  
 

i. Air Quality. 
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ii. Noise. 

iii. Contaminated Land. 

iv. Flood Risk and Drainage. 
 

4.114 Consideration of items i.-iii. are set out in the Officer’s Report to the Planning Applications 

Committee (Section 14). It is clear that these matters are either considered acceptable 

or can be made acceptable through suitably worded conditions. I agree with that analysis. 

  

4.115 Further, in relation to item iv., both the Lead Local Flood Authority and the Environment 

Agency have confirmed that they raise no objection in relation to the Appeal Scheme.  

 

Section 106 Agreement 
 

4.116 Whilst the Council’s punitive Reason for Refusal 12 cited a failure to secure a Section 106 

Agreement, this has subsequently been progressed and is anticipated to be agreed 

between the parties. The S106 Agreement secures:  

 
i. Employment, Skills and Training for the construction and end user phases of the 

development; 

ii. Review mechanisms in relation to the provision of affordable housing;  

iii. Off-site open space contribution; 

iv. Footpath/cycleway improvements on Vastern Road and Caversham Road; 

v. Vastern Road crossing contribution;  

vi. Underpass improvements contribution; 

vii. Car club, parking permits and travel plan;  

viii. Carbon offsetting contribution; and 
ix. Build to rent controls. 

 

4.117 As a result, this matter should have been addressed and resolved by the time of the 

inquiry.  

 

Conclusion on Planning Matters 

 

4.118 On the basis of the above, I am of the firm view that the Appeal Scheme when considered 
against the relevant development management planning policy at both the national and 

local level should benefit from planning permission. 
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4.119 There is clear planning policy support for the Appeal Scheme site for the proposed uses, 

which will provide much needed additional housing and employment floorspace as well as 

delivering the strategically important north-south link between the Railway Station and 
the Thames. I am therefore of the firm view that the Appeal Scheme accords with the 

development plan and the NPPF. 

 
4.120 In addition, I believe there are a number of significant benefits that will arise as a result 

of the scheme. I turn to consider these in Section 5 of my evidence.   

   



Reading Station Park, Vastern Court  Overall Assessment 

17127A5/PN  Page 45                                                  March 2022 
 

 

5.0 OVERALL ASSESSMENT 
 

5.1 The Appeal proposals will give rise to a number of substantial economic, social and 

environmental benefits. Whilst the Council acknowledges and accepts some of these 

benefits (see paragraph 5.81 of the SOCG) they have in my view ignored a number of 
benefits and generally underplayed the significance of the benefits that will be delivered. 

In my view, the benefits delivered by the scheme should be given considerable weight in 

the determination of the Appeal Scheme.  

 

Economic & Social Benefits 

 

5.2 The economic and social benefits arising from the Appeal Scheme are significant. A 

number of the 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. I summarise these 

below.  

 

Much Needed Housing in a Highly Sustainable Location 
 

5.3 It is not in dispute that the provision of up to 1,000 new homes, will make a significant 

contribution to addressing market housing need within the Borough (see SOCG paragraph 

5.14). However, the Council does not see this as a major benefit of the scheme primarily 
because they can demonstrate a five-year supply of housing. This is misplaced.  

 

5.4 Whilst the Council accepts (see SOCG paragraph 5.16) that the Local Plan housing 

requirement that is set out in Policy H1 is a minimum level of provision rather than a 

ceiling in housing supply, they ignore the fact that it is the Governments priority to 

significantly boost the supply of new housing. 
 

5.5 As a result, there should be no bar on the provision of new homes, particularly given the 

relative scarcity of brownfield land within Reading and the south-east generally. Indeed, 

on a brownfield site that is highly accessible by all transport modes the delivery of new 

homes should be optimised.  
 

5.6 The Council’s current Local Plan target is to deliver an average of 689 dwellings per 

annum across the plan period (to 2036). The Appeal Scheme will provide at least 1 full 

years of that supply requirement and if the full 1,000 homes are delivered almost 2 full 

years. It is therefore of strategic importance. 
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5.7 Therefore, and notwithstanding the fact that the Council can demonstrate a 5-year 

housing land supply, I believe the site has the potential to accommodate a significant 

number of much needed new homes in a highly sustainable location which should be 
afforded significant weight in the planning balance.  

 
5.8 Indeed, that was the conclusion reached by the appeal Inspector on the very recent 

Berkeley appeal (see paragraphs 187 and 191 of CD 5.1) for a much smaller, 209 homes 

scheme. 

 
5.9 The provision of up to 1,000 new homes will also lead to additional significant New Homes 

Bonus payments and Council Tax receipts. 

 
5.10 Finally, and whilst the current viability of the Appeal Scheme does not support the 

provision of any affordable housing, the S106 has been drafted to incorporate review 

mechanisms aimed at maximising the provision of affordable housing should scheme 
viability improve during the development phases.   

 

Provision of Commercial Accommodation in a Highly Sustainable Location  
 

5.11 The Appeal Scheme will deliver new office and retail/leisure floorspace in a highly 

sustainable town centre location. Such provision is supported at both the national (NPPF) 
and local level and will deliver a number of benefits to the wider town centre, reinforcing 

and enhancing its location as the main commercial centre in the Borough. 

 

5.12 It will also ensure that a mixed-use development is delivered to accord with the relevant 

site-specific policies set out in the Local Plan but also to create a balanced and sustainable 

development given it Town Centre location. This will be ensured through the provision of 

planning conditions requiring a minimum level of office and commercial (retail and leisure) 

floorspace within the Appeal Scheme.  
 

Investment in Reading Town Centre 
 

5.13 The Appeal Scheme will deliver significant direct investment in Reading Town Centre. The 

provision of residential accommodation will lead to an increase in available expenditure 

(£12.5m - £20.8m) within the immediate area through new residents increasing spend 

which will benefit local businesses.  
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5.14 The employment/office floorspace has the potential to attract new workers into the town 

centre with an increase in discretionary spend, and the provision of smaller scale 

retail/commercial units as part of the scheme has potential to also attract new operators 
into the town centre and ensure enhanced access to a range of facilities and services for 

local residents.  

 

Employment Benefits 
 

5.15 The Appeal Scheme will have a positive effect on employment. 

 

5.16 The updated Economic Benefits Statement (CD 1.37) submitted in September 2021 tested 

two scenarios’; namely a scheme with the maximum residential floorspace (Scenario 1) 
and a scheme where the office floorspace is maximised (Scenario 2). This produced a 

range of economic outputs dependent on the final make-up of the delivered scheme. I 

summarise these in the table below.  

 
Benefit Scenario 1 Scenario 2 

Construction 

Direct Employment 383 jobs 427 jobs 

Indirect Employment 372 jobs 414 jobs 

Total GVA (direct/indirect) 

(48-month construction period) 

£154.2m £172.0m 

Operational  

Net Employment 76-170 jobs 1,838 to 2,045 jobs 

Resident Population GVA (per annum) £80.9m £48.6m 

Council Tax generated (per annum) £2.3m £1.4m 

Total GVA (resident & employment) 

Per annum 

£83.6m-£87.4m £263.0m-£264.8m 

Note: Full details provided in Table 5.2 of CD 1.37. 
  

5.17 In addition, the S106 Agreement will secure the provision of a Construction Employment 

and Skills Plan aimed at ensuring that local people can access job opportunities arising 
from the development. 
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CIL Contributions 

 

5.18 The Appeal Scheme is Community Infrastructure Levy (CIL) liable and as a result will 
make a significant contribution towards infrastructure provision in the immediate and 

wider area. Whilst the exact level of contribution will depend on the final level of 

floorspace and uses provided as part of the scheme. I summarise the range in the table 

below.  

  

CIL Type Contribution Range 

Residential £7,499,520 and £12,499,200 

Office £175,770 and £956,970 

Note: Retail and leisure uses attract a £0 CIL charge. 
 

5.19 These contributions in themselves are not insignificant and should weigh in favour of the 

Appeal Scheme.  
 
Environmental Benefits 

 

5.20 The Appeal Scheme will also provide a range of environmental benefits. These include 

the re-use 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.  

 
5.21 I have already explained that the Appeal Site is highly accessible (one of the most 

accessible locations in the south-east), is located in Reading Town Centre and is identified 

as part of a Major Opportunity Area (MOA) and specifically as a development site wherein 

residential, office and commercial floorspace is encouraged. 

 
5.22 The relevant policies also require the redevelopment of the Appeal Site to provide 

improved and enhanced public realm as well as the strategically important north-south 

link between the railway station and the river Thames.  

 
5.23 The Appeal Scheme will deliver substantial public realm improvements. The framework 

for the delivery is set out in the Design Code (CD 1.47) and associated Parameter 

Schedule which commits to a minimum provision (of at least 10%) across the Appeal Site, 
along with minimum public realm dimensions including the 23m wide north-south link 

through the site.  
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5.24 The public realm improvements will provide improved pedestrian and cycle linkages to 

the surrounding and wider town networks, enhance the permeability and cycle linkages 

to the surrounding and wider town centre, and will enhance the overall accessibility of 
the Appeal Site to modes other than the private car.  

 
5.25 Indeed, it is agreed between the parties that the Appeal Scheme will result in a reduction 

in vehicular traffic providing beneficial effects for the operation of the local highway 

network and highway safety (and air quality). It is ideally suited to a largely car free 

development and despite the Council’s assertions to the contrary (see paragraphs 6.34-
6.35 of the SOCG) and will undoubtedly improve pedestrian and cycle accessibility into 

and through the site and improve the existing public realm.  

 
5.26 The Appellant has further committed through the S106 Agreement to:  
 

i. Footpath/cycleway improvements on Vastern Road and Caversham Road; 

ii. Vastern Road crossing contribution;  

iii. Underpass improvements contribution; 

iv. Provision of a Car club; and 

v. Restriction on parking permits. 
 

5.27 I believe that these improvements will enhance access by foot, cycle and public transport 

for potential residents, potential employees and visitors to the Appeal Site. These 

measures, coupled with the proposed Travel Plan, would provide a comprehensive suite 

of measures that would satisfy the NPPF requirement to promote sustainable transport. 

 

5.28 The significant areas of public realm and landscaping works allied to the positioning and 

design of the buildings will ensure improved physical and visual linkage and connectively 
between what are currently a number of disparate parts of Reading Town Centre, in line 

with the objectives and aspirations set out in the RBLP and RSAF.  

 
5.29 In my view the Appeal Scheme has the potential to provide a modern, high quality and 

sustainable design that would be a welcome addition to Reading Town Centre.   
 

Conclusion on Benefits 

 

5.30 I am firmly of the view that the scheme and benefits identified above are real, significant 

and should weigh strongly in favour of the Appeal Scheme. They are all consistent with 

meeting the three dimensions of sustainable development set out at paragraph 8 of the 

NPPF and are matters that go to the heart of ‘sustainable development’. 
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5.31 The position with the existing tenants on the Appeal Site is also relevant. As mentioned 

at paragraph 2.6 of my evidence, the existing leases expire on or have a break clause at 

2025. This is important as it provides a window of opportunity to deliver the longstanding 
redevelopment of the site that has been seen as a strategic objective for the Council for 

a number of years. If permission is not granted then the Appellant is very likely to 

continue to operate the Appeal Site as it currently does (as a Retail Park), renegotiating 

existing or new leases. I have been advised that any new leases are likely to be for a 

period of 10 years with a 5-year break. This would mean that the earliest the site could 

come forward if this appeal fails is between 2030-2035, thereby delaying the delivery of 

the site and the associated benefits its development to the very end of the plan period. 
 

5.32 It would also mean delaying the delivery of the comprehensive development of this part 

of the town, given the recent approval of the Berkeley Scheme and the impending 

permission on the Hermes site – and a missed opportunity to provide a key part of the 

strategically important north-south link.  

 

The Planning Balance 
 

5.33 Having identified the significant benefits that will arise from the development of the 

Appeal Scheme, I turn to consider the planning balance and whether the scheme should 

benefit from planning permission. It also acts as a summary and conclusions for my proof 

of evidence. 

  

5.34 Section 38(6) of the Planning and Compulsory Purchase Act 2004 provides that if regard 

is to be had to the development plan for the purpose of a determination, then that 

determination must be made in accordance with the plan unless material considerations 
indicate otherwise.  

 

5.35 The NPPF should be applied to decision taking as set out in paragraph 11. Case law 

indicates that if a proposal accords with paragraph 11, it is by definition sustainable 

development.  

 

5.36 Paragraph 11 sets out that there is a presumption in favour of sustainable development. 

For decision making this means approving development proposals that accord with the 
development plan without delay.  

 

5.37 As I have set out in Section 4 of my evidence, I believe that the Appeal Scheme accords 

with the development plan and national planning policy. As a result, it should be approved 

without delay. 
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5.38 Mr Collado has demonstrated that the Appeal Scheme has been very carefully considered 

in terms of height, massing, design and the provision of enhanced, high quality public 

realm. The residential accommodation meets all of the relevant space standards. I believe 
the scheme has the potential to enhance the architecture within Reading town centre and 

set a benchmark for future proposals and that the Parameter Plans and associated Design 

Code provides sufficient security to the Council that a high-quality scheme will be 

delivered through subsequent reserved matters applications. 

 
5.39 Mr Chard has demonstrated that in terms of townscape and landscaping considerations 

the overall massing pattern of the Appeal Scheme is concentrated in the south-east corner 

of the Appeal Site, adjacent to the railway line, where the tallest 23 storey element has 

been clearly designed to reinforce the legibility of the station. The Appeal Scheme reflects 

the aspirations of the RSAF and RBLP to create a sense of identity north of the station, 

improving movement and kinetic views. The new built form will facilitate the identification 

of the station as an important location in the town centre, improve the quality and 

legibility of built form and rationalise interrelationships between the buildings and street 

spaces at ground level.     
 

5.40 Dr Meile has re-assessed the impact of the Appeal proposals on the significance of nearby 

listed buildings. He concludes that in his view there would be a low order of less than 

substantial harm to the Grade II listed former station building which has the potential to 

be reduced or removed through careful consideration at the reserved matters stage. In 

any event this low level of harm would fall to be weighed against the public benefits of 
the Appeal Scheme. As I set out above, I believe there are significant public benefits that 

arise from the Appeal Scheme that would outweigh the limited harm to the setting of the 

adjacent heritage assets. 

 
5.41 Further evidence has been provided to demonstrate that the Appeal Scheme complies 

with daylight/sunlight, wind and sustainability requirements.  
 

5.42 There are no highways grounds or any detailed technical grounds of objection that would 

render the Appeal Scheme unacceptable. 

 
5.43 The scheme will moreover give rise to a number of substantial social, environmental, and 

economic benefits which are supported by the NPPF policies and therefore contribute to 
the Appeal Scheme being a sustainable development. 
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5.44 The Appellant controls all of the land and with existing leases expiring (or having break 

clauses) in 2025 there is a clear opportunity to deliver the redevelopment of the Site and 

the associated benefits in the short term. If the appeal is dismissed, that opportunity will 
be lost until at least 2030 if not later.  

 

5.45 It must therefore follow that the Appeal Scheme should benefit from the presumption in 

favour of sustainable development and the Appeal should be allowed and planning 

permission granted. 

 

5.46 However, if it is concluded (contrary to my view) that a decision to approve the Appeal 

Scheme would not be in accordance with the development plan when read as a whole, I 

believe that the substantial public benefits of the proposal which I have identified would 
readily outweigh whatever is concluded to be the lack of accordance with the development 

plan, so as to indicate that the Appeal should be allowed, and planning permission 

granted.  
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