
COMMITTEE REPORT 

BY THE EXECUTIVE DIRECTOR OF ECONOMIC GROWTH & NEIGHBOURHOOD 
SERVICES 
READING BOROUGH COUNCIL                                                        
PLANNING APPLICATIONS COMMITTEE: 5th February 2020                        

Ward: Abbey
App No.: 191395/REG3
Address: Land adjacent to Canal Way
Proposal: New play area with equipment, bins and seats 
Applicant: Reading Borough Council
Deadline: 24/10/2019
Extended Deadline: 7/2/2020
Planning Guarantee 26 week target: 27/2/2019

RECOMMENDATION:

Approve Planning Permission subject to conditions and informatives 

CONDITIONS TO INCLUDE:

1) TL1 – standard time limit 3 yrs
2) AP1 – Approved Plans
3) M3 – Materials as specified on the approved plans.
4) L4A – Landscaping to be implemented in accordance with approved plans
5) L7A – Works to be undertaken in accordance with the approved Aboricultural 

Report and Tree Protection Plan
6) C1 - Hours of construction and demolition
7) C2 – Construction Method Statement
8) No bonfires

INFORMATIVES TO INCLUDE:

1) IF5 - Terms and Conditions
2) IF6 - Building Regulations
3) IF3 – Highways
4) IF7 – Complaints about Construction
5) IF1 - Positive & Proactive

1. INTRODUCTION

1.1 The application site is an existing open space, which is located at the 
junction of Canal Way and Orts Road.  It has an area of 0.16ha and is 
owned by Reading Borough Council’s Housing Department. 

1.2 The site is bounded by public highway to the north and west, a footpath 
to the south, and by the rear gardens of houses in Florence Walk to the 
east. It is planted with mature lime trees along the western edge, and 
new limes have been planted on the site to the south. The rest of the 



site is laid to grass, and there are two seats facing north on the southern 
boundary. 

1.3 The Design and Access Statement states that the site is currently a 
valuable green space in the heart of the Orts Road estate, although it is 
only lightly used for recreational purposes.  The DAS also clarifies that 
in 2019, councillors voted to use some of the 15% recreational funding 
available from the Community Infrastructure Levy to replace the old 
play area at Avon Place, with a new play area at Canal Way serving 
families across the estate. This new play area is the subject of this 
planning application.

1.4 As this is a Council application it is presented as a committee item.

      

Location plan Aerial photo

Photo from south west corner 

2. PROPOSAL 

2.1 The proposal is for a new play area, catering for younger children 
who live in or visit the Orts Road area or the recreational public open 
space on Canal Way.  The application site is part of the Canal Way 
amenity space, totalling 287sqm, and it is proposed to include seven 
pieces of play equipment, as shown in the imagery below, along with 
two relocated bench seats and two litter bins.  It would be bounded 



by a 1m high bow top metal fence in green and there would be two 
self-closing yellow gates.

2.2 New landscaping is also proposed, to include the planting of 12 
flowering cherries behind the houses in Florence Walk, and bulb 
planting between the trees.

2.3 Submitted Plans and Documentation received 23rd October 2019, 
unless otherwise stated:
 Location Plan, received 27th August 2019
 Design Proposal – Elevations - Drawing no: Q – 23160 – P6X6 – C 

Sheet 1 of 2 Rev 2
 Design Proposal – Location & Products – Drawing no: Q-23160-

P6X6-C Sheet 2 of 2 Rev 2
 Design and Access Statement, prepared by Parks, RBC
 Arboricultural Impact Assessment, dated 24th October 2019, 

prepared by Parks, RBC, updated 3rd December and further 
revised 24th January 2020 (to include Tree Protection Plan), 
received 24th January 2020

2.4 Community Infrastructure levy (CIL):
In relation to the Community Infrastructure Levy, the applicant has 
duly completed a CIL liability form with the submission. The scheme 
is CIL liable, but not chargeable under Reading Borough Council’s 
Charging Schedule. 



3. PLANNING HISTORY

None

4. CONSULTATIONS

4.1 Statutory
None

4.2 Non-statutory

Natural Environment (trees)
The initial comments were as follows:

I note the proposal only takes up a portion of the area outlined on 
the Block Plan and that one tree is indicated on the proposed plan.  
However, from an aerial photo there are trees on the other side (not 
shown) and no Root Protection Areas (RPAs) are indicated.  Works to 
excavate for the surfacing and fencing will be required and we need 
to know if this is within RPAs.

A brief Arboricultural Method Statement (AMS) will be appropriate 
indicating how trees will be protected during installation, including 
allocation of storage etc areas, identification of access (ground 
protection within RPAs if vehicles are passing over RPAs).  This should 
include specifications for works within RPAs if applicable.  The AMS 
could be secured by condition, however resolving this now would 
avoid a pre-commencement condition.

Planning Officer note: Following the submission of a revised 
Arboricultural Impact Assessment (rec 24/1/20) which included a 
Tree Protection Plan, and landscaping details, the Natural 
Environment Officer confirmed the scheme would be acceptable 
subject to conditions as included above.

Leisure & Recreation
Support.

Parks
Support.

4.3 Public
Nos. 10, 12, 14, 15 & 16 Leopold Walk, 19-29 (odd) and 20-28 (even) 
Orts Road, Reading College, 1,2 & 4 Canal Way, 1 Lock Place, 11, 12 
7 14 Florence Walk and Fisherman’s Cottage were consulted.  No 
responses were received.

Within the DAS it sets out that pre-application consultation was 
carried out in 2 phases.  The first being a community event held on 
the Canal Way site on 22nd June 2019 and attended by ward 



councillors and Council officers.  Five alternative play schemes were 
displayed, as well as a plan of the overall proposals.  Consultees 
were also asked what variety of trees they would like planted.

The second event was on 19th July 2019 with year 5 and 6 pupils from 
Newtown Primary School who were asked to vote on their favourite 
of the five proposal, as well as their favourite trees (the results are 
set out in the DAS).  These results and the play schemes were also 
made available to the Access Disabilities Group on 11th September 
2019 for their comment.  Following this a fully accessible wheelchair 
friendly carousel was added.  

5. RELEVANT PLANNING POLICY AND GUIDANCE 

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 
requires that proposals be determined in accordance with the 
development plan unless material considerations indicate otherwise.  
Material considerations include relevant policies in the National 
Planning Policy Framework (NPPF) (2019) which states at Paragraph 
11 “Plans and decisions should apply a presumption in favour of 
sustainable development”. 

5.2 The Development Plan is the Reading Borough Local Plan (November 
2019) (RBLP).  The relevant policies are: 
Check policies
Policy CC1: Presumption in Favour of Sustainable Development
Policy CC2: Sustainable Design and Construction 
Policy CC3: Adaptation to Climate Change 
Policy CC5: Waste Minimisation and Storage 
Policy CC6: Accessibility and the Intensity of Development 
Policy CC7: Design and the Public Realm 
Policy CC8: Safeguarding Amenity 
Policy EN8: Undesignated Open Space
Policy EN12: Biodiversity and the Green Network 
Policy EN14: Trees, Hedges and Woodland 
Policy TR3: Access, Traffic and Highway-Related Matters 
Policy TR4: Cycle Routes and Facilities 
Policy TR5: Car and Cycle Parking and Electric Vehicle Charging 

6. APPRAISAL 

The main matters to be considered are:
 Principle of development
 Access
 Landscaping and Ecology
 Residential amenity
 Sustainability
 Equalities impact 



Principle of Development
6.1 The proposal to retain and enhance the existing open space with a 

play area, which the DAS refers to as including “fenced and unfenced 
and natural play space to encourage active and imaginative play”  is 
considered to meet the NPPF requirements on providing access to 
sport and recreation, which is an important contribution to the 
health and well-being of communities.  It would also contribute to 
goals within the Councils’ Health and Wellbeing Strategy (2017-2020) 
and meet objectives within the Council’s Open Spaces Strategy.   

6.2 The retention of the open space, classed as ‘undesignated’ (in the 
RBLP), and which “provide important recreational and amenity 
resources”, also accords with Policy EN8.  

6.3 The principle of the proposed use is therefore considered acceptable 
subject to meeting other policy considerations.  

Access
6.4 There is no public parking, nor direct public transport links to the 

site, however, as the site is intended mostly for local residents/ 
visitors to the local area, and is directly accessible by pedestrians, 
this is considered acceptable.  

6.5 There is a footpath that links the east and west sides of the Orts 
Road estate.  Pedestrian access is possible on three boundaries, and 
although there are no formal road crossings, the roads are quiet and 
the speed limit is 20mph.  Visibility for crossing is good and there is 
no barrier to wheelchair access along the southern boundary.  

6.6 The site is considered to accord with Policy CC6, which states in the 
supporting text 4.1.25 that “locating development in areas accessible 
by walking and cycling can serve important public health goals” 

Landscaping and Ecology
6.7 The site comprises grass, which is regularly mown, so has negligible 

ecological value.  Existing mature trees will be retained and those 
close to the proposed site would be protected during construction.  
There are two young trees within the proposed play area.  these 
were planted in 2015 and are located immediately to the north of the 
footpath.  A method of protecting these during and once the scheme 
is complete is included within the Arboricultural Impact Assessment 
(AIA).  The implementation of works, in accordance with the 
Arboricultural Impact Assessment and Tree Protection Plan, is 
included as a recommended condition.  

6.8 The proposals also provide for enhancement of the existing 
landscaping with flower bulbs, and 12 no. new trees, on the eastern 
boundary of the site, at least 6m from the rear boundary of houses in 
Florence Walk and bulbs.  



6.9 The proposals will meet the requirements of Policies CC7, EN12 and 
EN14.

Residential Amenity
6.10 Policy CC8 requires development to not cause a detrimental impact 

on the living environment of existing residential properties.  

6.11 The play area is located within one corner of the open space and has 
been sited to be as far away from houses as possible.  Although 
residents will be aware of some noise from the play area when in use 
it is unlikely that this would be significantly different from the use of 
the open space at present, and as this would be for young children 
would be during acceptable hours.  

6.12 No objections from neighbours have been received to the proposal.  

Sustainability
6.13 Policy CC3 requires that all developments demonstrate how they 

have been designed to incorporate measures to adapt to climate 
change. This includes surface water runoff and the use of appropriate 
tree and other planting.  The proposed materials for the play area 
would be a permeable stone base with mulch on top.  This combined 
with the proposed planting and the natural free draining grass of the 
remainder of the open space will ensure that the scheme complies 
with policy.

Equalities Impact
6.14 In determining this application the Council is required to have regard 

to its obligations under the Equality Act 2010 and whether there is 
any indication or evidence (including from consultation on the 
application) that the protected groups have or will have different 
needs, experiences, issues and priorities in relation to the particular 
planning application.  

6.15 As part of the pre-application process, the Access Disabilities Group 
was consulted, which led to the inclusion of a fully accessible 
wheelchair friendly carousel. The proposed equipment is also 
intended to be suitable for children with disabilities including those 
with other mobility and sensory impairments. Therefore, it is 
considered that the needs of protected groups have been properly 
considered and addressed.

7 CONCLUSION 

7.1 The proposal complies with the relevant policies of the Reading 
Borough Local Plan as well as national and corporate policy 
objectives by improving access to sports and recreation facilities and 
promoting healthy communities.  The scheme is recommended for 
approval subject to conditions and informatives.

Case Officer: Alison Amoah



APPENDIX 1: PLANS 


