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Title PLANNING APPLICATION REPORT 

Ward Abbey 

Planning Application 
Reference: PL/24/0173 (FUL) 

Site Address: Broad Street Mall, Reading, RG1 7QE 

Proposed 
Development 

Part-demolition of existing retail units, car park and service areas, 
demolition and rebuild of car park ramp, and construction of a 
residential-led, mixed-use development fronting Queens Walk and 
Dusseldorf Way, including all necessary enabling and alteration 
works required. 

Applicant McLaren (Broad Street Mall) Ltd and UREF III LP 

Report author  Richard Eatough 

Recommendations 

Delegate to the Assistant Director of Planning, Transport and Public 
Protection Services (ADPTPPS) to i) GRANT full planning 
permission, subject to the satisfactory completion of a s106 legal 
agreement and delegate to ADPTPPS to make such minor changes 
to the conditions, Heads of Terms and details of the legal agreement 
as may be reasonably required to issue the permission or ii) Refuse 
full planning permission if the legal agreement is not completed by 4 
August 2025 (unless officers on behalf of the Assistant Director of 
Planning, Transport and Public Protection Services agree to a later 
date for completion of the legal agreement). 

HEADS OF TERMS 
1. Affordable 

housing:  
On site provision 

Not less than 65 units (10.1% of the total) affordable housing 
units to be provided on site at Discounted Market Rent level, 
capped at the lower of 80% Market Rent or LHA or equivalent, 
inclusive of service charges.  
 
Delivery of affordable housing units as per revised affordable 
housing delivery/phasing plan supplied on 4/3/25), ie: 

• Not less than 10 affordable housing units to be provided in 
Block A before any BTR (non-affordable) units provided 

• Not less than 8 affordable housing units to be provided in 
Block B before any BTR (non-affordable) units provided 

• Not less than 7 affordable housing units to be provided in 
Block C before any BTR (non-affordable) units provided 

• Not less than 5 affordable housing units to be provided in 
Block D before any BTR (non-affordable) units provided 

• Overall mix of affordable housing units to match the overall 
dwelling mix (27x studio/1-bed; 31x 2-bed; 7x 3-bed) 



Affordable housing to be supplied at no more than LHA rent levels in 
perpetuity in accordance with Policy H4.  
 
(policies: CC9, H3, H4, Affordable Housing SPD) 

2. Affordable 
housing:  
Deferred payment 
mechanism (DPM) 

The provision of affordable housing (via a commuted sum to go 
towards affordable housing elsewhere in the Borough), subject 
to a Deferred Payment Mechanism (DPM) to potentially increase 
the overall provision to a maximum of equivalent 30% policy 
compliance, as follows: 
 
DPM to check for potential uplift in profits at two stages:  
1. at Build to Rent (BTR) ‘forward fund’ stage; and  
2. At BTR ‘build/sell’ stage.  Key DPM input assumptions:  
 

• Profit share trigger threshold at 12.5% of Gross Development 
Value (GDV) and shared on a 50/50 side by side basis   

• Profit trigger point at 1. ‘Gateway 3’ approval (ie. Practical 
Completion and before first occupation of the development) 
for Forward Fund stage option and 2. whichever is the earlier 
of either 80% occupancy or 12 months from Practical 
Completion for the Build/Sell stage  

• ‘Open book’ disclosure of costs and values as appropriate 
need to be market-facing, prevailing and benchmarked 

• RBC to have accepted or rejected within 3 months 
• Fixed inputs/assumptions of Benchmark Land Value (BLV) of 

scheme at £6.4m 12.5% profit on GDV, professional fees of 
9% and Finance at 2% above base 

 
The maximum potential affordable housing contribution shall be a 
maximum equivalent 30% provision, in accordance with Policy H3.  
 
(policies: CC9, H3, Affordable Housing SPD) 

3. Queens Walk 
Public Realm 
Scheme (QWPRS) 

No commencement of Block A above existing BSM car park roof 
level (unless, in the event that the QW podium is to be removed, 
in which case, prior to commencement of works and a s278 
agreement is required) shall take place unless and until a public 
realm scheme for Queens Walk (index-linked) has been 
submitted. 
 
Elements of the QWPRS: 

• Applying for and agreement of s278 agreement as required 
• Repaving of QW area (extent shown on plan) 
• Streetlighting improvements 
• Drainage systems, including elements of SUDs directed to 

landscaping beds 
• Shrubs and soft landscaping 
• Ecological planting 
• Childrens’ play 
• Public art (could include collaboration with Hexagon).  

 
RBC to consider QWPRS and to advise to approve or reject 
within 3 months. 



No commencement of QWPRS until the developer has undertaken a 
full intrusive structural survey of the QW podium.  Survey results to 
be passed to RBC. 
RBC to either:  
1. agree to the survey and seek warranties  
2. Seek that further structural support is undertaken to obtain a 
warranty; or  
3. Require that the podium is rebuilt. 
 
In any of the above events: 
-podium structural loading standard to be suitable to enable the 
applicant’s indicative landscaping scheme to be built/installed and in 
any event, be not less than the originally designed-QW loading 
standard; and 
-for the avoidance of doubt, the QWPRS shall be provided in full, 
irrespective of the works required to ensure the structural integrity of 
the podium. 
 
Completion of the agreed QWPRS no later than first occupation 
of Block A. 
 
(policies: CC7, CC9, CR3, EN12, EN14) 

4. Düsseldorf Way 
Public Realm 
Scheme (DWPRS) 

No commencement of Block C shall take place until: 
-s278 agreement has been agreed; and 
-a public realm scheme for Düsseldorf Way (DWPRS) has been 
submitted. 

 
Elements of the DWPRS: 

• Full details of the replacement DW podium (extent indicated 
in public realm area in application submission and to include 
the full width of DW with reference to a plan to be appended 
to the s106), to include materials, levels, interface with MQ 
podium area, sections and full structural calculations; 
thereafter: 

• Repaving of the DW area (same extent shown on plan 
above) 

• Streetlighting improvements 
• Drainage systems, including elements of SUDs directed to 

landscaping beds 
• Shrubs and soft landscaping 
• Ecological planting 
• Childrens’ play 
• Public art 
• In the event that the development comes forward ahead of 

the redevelopment of the Minster Quarter redevelopment, the 
DWPRS to also include appropriate DW Temporary 
Measures to include hoarding at the southern site edge, 
murals/art, green wall(s), and meanwhile uses.  The DW 
Temporary Measures to be retained and maintained in good 
order to the Council’s satisfaction until such time as the/a 
Minster Quarter redevelopment public realm scheme is 
implemented. 
 



RBC to consider DWPRS and to advise to approve or reject 
within 3 months. 
 
For the avoidance of doubt: 
 
-podium structural loading standard to be suitable to enable the 
applicant’s indicative landscaping scheme to be built/installed and in 
any event, be not less than the originally designed-DW loading 
standard; and 
-for the avoidance of doubt, the DWPRS shall be provided in full, 
irrespective of the works required to ensure the structural integrity of 
the podium. 
-part of the DWPRS is to include a suitable structure to demonstrate 
feasibility for retaining existing trees on DW to include supporting 
and shuttering the tree pits, any retaining walls/stabilisation and any 
further preservation works, which may as necessary include moving 
trees in the pits. 
 
No commencement of DWPRS until the developer has provided the 
replacement DW podium, to warranty level to the Council’s 
satisfaction. 
 
Provision of joint working arrangement with Minster Quarter 
development to ensure seamless public realm with Minster Quarter 
development.   
 
Completion of the agreed DWPRS no later than first occupation 
of Block C. 
 
(policies: CC7, CC9, CR?, EN12, EN14) 

5. Public Art Strategy Prior to commencement, submission of a scheme for inclusion 
of Public Art within the Queens Walk and Düsseldorf Way areas, to 
consist of the agreement of a scheme for street-based art projects in 
the public realm.  Subject to an award of tender to artist(s) via an art 
feasibility study (of no greater value than £10,000). 
RBC to agree or to reject within three months. 
Completion/installation of public art no later than completion of 
QWPRS or DWPRS, as appropriate.   
 
(policies: CC7, CC9, CR3) 

6. Medical Facility Safeguarding of Unit 106-107 of the Broad Street Mall (the former 
“Bride to Be” shop unit, first floor) for use by the NHS for a GP 
surgery within the existing Broad Street Mall.  
 
Upon completion of the s106 agreement, the NHS shall be given a 12 
month exclusivity period within which to trigger notification to the 
developer to complete the lease of Unit 106-107 (details of the lease 
to be set out and appended to exclusivity agreement). 
 
Contribution of £450,000 to be secured in kind towards the 
occupation of Unit 106-107 for NHS GP uses (further details to be 
advised in updated report). 
 
NHS will have the ability to use the s106 monies (£450,000) in part or 
in total as capital works to the unit and /or rental subsidy as they see 



fit.   
 
Lease terms, based off reasonably agreed prevailing open-market 
lease terms and Landlord contributions shall include: 
-rent-free period 
-landlord fit-out contribution 
-reasonable, proportionate and appropriate occupier costs 
-indicative length of lease: 10-15 years. 
 
The remaining £350,000 to thereafter be used for medical/GP/NHS 
services within Abbey Wards or adjoining wards.  To be spent within 
15 further years. 
 
In the event that the walk-in centre is closed, Unit 106-107 continues 
as a stand-alone medical facility. 
 
(Policy CC9). 

7. Transport • Highways improvement works, consisting of (i) entering into 
an agreement under s278 of the Highways Act for regrading 
part of Hosier Street; and (ii) contribution of £5,000 per TRO 
towards a Traffic Regulation Order (TRO) for the applicant to 
secure the necessary highways marking/Order changes to 
Hosier Street. 
 

• Car park management and allocation plan to be submitted 
prior to commencement of any phase indicating the breakdown 
of the 100 residential and 353 public parking spaces.  
 

• To provide details of a car club for two vehicles on site, within 
the multi storey car park, for a period of not less than five years 
following practical completion.  Provision no later than first 
occupation of Block C. 
 

• Prior to first occupation of the development the applicant must 
undertake the improvement/rearrangement works to the 
basement area as illustrated on drawing 332110742/5500/015 
Rev P05 to facilitate: 
 

• The new entrance to the multi storey car park 
• The new exit from the multi storey car park 
• The alterations to the Penta Hotel service area 
• The provision of the roundabout 
• The provision of the 5 Hexagon parking bays along with access 

and egress from these parking bays 
• The provision of the droppable bollards to aid servicing for the 

Hexagon 
• Infilling gaps between existing pillars unless undertaken as part 

of Hexagon redevelopment works 
• All signing and lining associated with the above 

 
Policies CC9, TR1, TR3, TR5, Revised Parking and Design SPD 

8. Heat Network and 
Energy 

• Safeguarding for the possible provision of a district 
heating connection as follows:  

 



-Before the end of the ‘Gateway 2’ stage, a feasibility study for future 
connection to a District Heat Network shall have been submitted to 
the Local Planning Authority for consideration. 
 
-Feasibility Study to consider a strategy for a communal ground 
(GSHP) or air (ASHP) source heat pump with connection to the heat 
network (using all up to date and relevant data to the HN) 
-Feasibility Study to set out the full schedule of costs for the 
communal/individual HP options 
-No later than six months from receipt of the Study, the Council shall 
have confirmed whether the development must connect to the heat 
network 
-If approved for connection, the developer shall provide a scheme to 
ensure the provision of a GSHP or ASHP and connection to the 
district heating system 
-If not feasible, the applicant to submit an alternative energy strategy.  
 

• £290,106 (as set out in updated energy strategy February 
2025 update) zero carbon offset financial contribution to 
be paid on commencement of development 
 
Policy H5, CC2, CC3, CC4 and the Sustainable Design and 
Construction SPD.  

9. Employment and 
Skills Plan 

 

Provision of Employment, Skills and Training (Construction 
Phase only) Plan or in lieu financial contribution – developer to 
provide in kind or otherwise payable in accordance with the 
Employment Skills and Training SPD on implementation of the 
development.  

Applicant’s ESP to have prior written agreement by the 
Council/Reading UK CIC no later than three months prior to the 
commencement of the development and thereafter be implemented; 
or  

• In the event that the developer chooses not to provide the ESP 
themselves then the following will be sought in lieu of the related 
plan: 

£2,500 x GIA 55,262 sqm (source Savills Economic Benefits 
Information) /1000 
= £138,155 
 
(Policy CC9 and the Employment, Skills and Training SPD) 

10. Build to Rent 
restrictions 

• All Affordable units to be identified on plan to be attached to S106 
agreement [prior to permission]. No future changes other than as 
agreed in writing by the LPA . 

• Affordable Housing Covenant period – in perpetuity. In the event 
of a change from Build to Rent tenure all affected Affordable units 
revert to Affordable Rent tenure with rents set no higher than LHA. 
The affected units to be offered for sale to a Registered Provider 
and the Council. In the event that an RP or the Council do not take 
control of the units an equivalent financial contribution shall be 
made to the Council to enable AH provision elsewhere in the 
Borough to be determined by a mutually agreed valuation, or 
arbitration. 



• In the event that the owner of a build to rent development notifies 
the Council that it intends to sell or otherwise transfers some or all 
of the units so that they no longer qualify as build to rent and the 
Council has provided written agreement to this change,   the 
owner/operator shall provide a valuation of the Build to Rent 
accommodation immediately prior to the sale/transfer and a 
valuation of the value following the change to non-Build to Rent. A 
financial contribution equal to 30% of the increase in value shall 
be paid to the Council within 3 months of sale/transfer. 

• Service charges – All rents to be inclusive of service charge but 
exclusive of utility bills and council tax and ‘pay for’ services - hire 
of function room etc. 

• Assured Shorthold Tenancies offered at 3 years in length. Tenants 
may opt for shorter tenancy. Include 6 month tenant-only, no fee, 
break clause (2 month notice) 

• Rental growth limited to LHA. 
 
Nominations and Lettings – Discounted Market Rent (LHA) 
First Lets: 
• Either a typical unit, show apartment or the marketing suite will be 
made available for viewings 
• Three months before Practical Completion, the Council will be 
notified of expected date units will be available. 
• The “Marketing Period” will start two months before Practical 
completion and the Landlord will provide information on rents, 
specification, floor plans and management details. 
• For the first 4 weeks of the Marketing Period the affordable homes 
will be exclusively marketed to Council nominees, and the following 
will apply: 
• The Council has 10 working days to advertise the properties. This 
includes arranging viewing days for Applicants; 
• The Council then has 5 working days to confirm eligibility of the 
Applicants against the ‘Qualifying Criteria’ and then nominate those 
Applicants to the Landlord; 
• Subject to appropriate checks by the Landlord that the Qualifying 
Criteria has been met, Applicants will have then have 2 working days 
to confirm if they wish to take the property. 
• If the Landlord considers that the Qualifying Criteria has not been 
met, they will notify the Council who will be granted an additional 2 
working days to nominate an alternative Applicant for this particular 
property. 
• Where more than one Applicant wants the same property, priority will 
be as per the Priority Hierarchy: 

1. Households on the Council’s Housing Waiting List  
2. Households where at least one person both lives and works in the 
Borough  
3. Households where at least one person either lives or works in the 
Borough  
4. Households where at least one person lives or works in a 
neighbouring local authority  

 
• After the initial 4-week period, any remaining available affordable 
homes can be marketed by both the Council and the Landlord. 
• Within this period the Council may still nominate Applicants, however 



priority will be determined on a first come first served basis, subject to 
the Qualifying Criteria being met. 
 
Subsequent Lets:  
• Existing residents will provide 2 months’ notice of their intention to 
activate a break clause, at which point the property can be marketed.  
• As above, for the first 4 weeks of any marketing period for 
subsequent lets of the affordable homes will be ring fenced to Council 
nominees.  
 
Qualifying Criteria for all tenants 
1. Can afford the rents proposed [affordability to include money 
provided through the benefits system] 
2. Are an appropriate household size for the available property (to be 
defined in the agreement) 
3. Suitable references & credit checks (to be defined in the agreement) 
4. Have no rent arrears or history of rent arrears  
5. No history of anti-social behaviour (to be defined in the agreement) 
6. Satisfactory face-to-face interview with the Landlord’s 
representative (to be defined in the agreement) 
 
Priority Hierarchy: 
1. Households on the Council’s Housing Waiting List  
2. Households where at least one person both lives and works in the 
Borough (to be defined in the agreement) 
3. Households where at least one person either lives or works in the 
Borough  
4. Households where at least one person lives or works in a 
neighbouring local authority  
 
Management Strategy: 
3 months before Practical Completion the Landlord to submit a 
Management Strategy to the Council for approval to include the 
following:  
• Details of the individual weekly rent and service charge (noting that 

all rents are inclusive of service charges)  
• Management, maintenance and servicing arrangements for the 

affordable units/ occupiers (e.g. on-site presence hours, bin 
disposal, visitor parking etc)  

• Details as to how the affordable homes will be marketed to 
prospective occupiers (for both first and subsequent lettings) and 
the different forms of media proposed to be used.  

• No dwelling to be occupied in any part of the development until the 
Strategy has been approved in writing by the Council. No dwelling 
to be occupied other than in accordance with the approved 
Strategy. 
 
In accordance with Policy H4. 

General Build to Rent Provisions 
• 20 year minimum as BTR from Practical Completion of each Block 

A, B, C, D. 
• Assured Shorthold Tenancies (ASTs) offered at 3 years in length. 

Tenants may opt for shorter tenancy. Include 6 month tenant-only, 



no fee, break clause (2 month notice). [as per NPPG guidance]. 
Unless otherwise agreed in writing by the LPA. 

• Annual statement to RBC, confirming the approach to letting the 
affordable units, their ongoing status, and clearly identifying how 
the scheme is meeting the overall affordable housing level 
required in the planning permission. [as per NPPG Paragraph: 006 
Reference ID: 60-006-20180913] 

• All tenancies, and Title documents, for Blocks, A, B, C, D shall 
include provisions enabling all residents to have the right to access 
and use the Communal Facilities within all residential areas, 
subject to reasonable management requirements and for the 
avoidance of doubt the charges and other terms of use shall be 
the same for all residents (regardless of tenure).  

• To provide and manage the Communal Facilities in perpetuity.  
Except where alternative amenity facilities of equivalent effect and 
a timetable for their provision and arrangements for their 
management have been agreed in writing by the Local Planning 
Authority AND no earlier than the expiration of 20 years from 
Practical Completion of Blocks A, B, C and D. 

• Definition and demarcation of all communal facilities on plans.  
Clarification of nature/function of each to be included in the s106 
agreement.   
 
(Policy H4) 

11. Rooftop Car Park 
Improvement 
Scheme 

Rooftop Car Park Improvement Scheme (CPIS) 
 
• No commencement of development above roof level until a CPIS 

scheme has been submitted.   
• Scheme to indicate, through best endeavours and practical 

means: hard and soft landscaping, green walls, pergolas or 
similar partial covering of parked cars and painting/art to 
improve residential outlook, whilst maintaining suitable access 
to parking spaces and circulation (subject to further surveys and 
due diligence).  

• Scheme to be brought forward in tandem with any current lessee. 
• RBC to have approved or rejected within 3 months 
• Approval of Scheme no later than Practical Completion of Block 

A.   
 
Implementation of scheme no later than practical completion of Block 
B. 
Completion of scheme no later than practical completion of Block B. 

12. IDR Scheme Provision of a study into a feasibility scheme for bridging and/or 
environmental improvements over the IDR from the BSM 
development/Minster Quarter area (to a maximum value of 
£10,000) 

13.  Sundry 
obligations 

Completion of each tower Block in its entirety, using the phasing 
A,B,C,D once there has been commencement of that Block. 

14. Monitoring, etc. 
costs/other 

£20,000 S106 monitoring cost 
 
Applicant to pay the Council’s reasonable legal costs in preparing the 



s106 agreement (whether or not the s106 proceeds to completion) to 
an agreed maximum value.   
 
All financial contributions index-linked from the date of permission.  
Any unexpended monies to be repaid within ten years (unless 
otherwise specified)  
 

 

Conditions 

Conditions to include: 
 
General: 
 
1. TL1 - Full - time limit - three years  
2. Approved Plans   
3. Samples of materials (samples including sample panels to be 

approved, showing how materials fit together, window reveals, etc.) 
 

Pre-commencement conditions: 
 
4. Archaeological WSI  
5. Contaminated Land 1: Assessment (To be submitted) 
6. Contaminated Land 2:  
7. Remediation Scheme (to be submitted)  
8. Construction and Environmental Management Plan (CEMP) for 

both demolition and construction phases  
9. Scheme for temporary location of public toilets within BSM  
10. Landscaping scheme full details (in accordance with indicative 

landscaping plans submitted)  
11. CCTV (re-)location strategy  
 
Specified trigger points: 
 
12. Noise Mitigation Scheme for residential from other uses e.g. gyms 

(prior to commencement of any residential tower)   
13. Sprinkler system details (prior to commencement of any residential 

tower)  
14. Building maintenance arrangements (prior to construction of any 

residential tower)  
15. Submission of details of marshalling area for food delivery vehicles 

(prior to construction of public realm at Dusseldorf Way)  
16. No plant installed prior to a noise assessment (?) 
17. Odour Assessment and Odour Management Scheme including 

flue strategy (prior commencement above podium level)  
18. Contaminated Land 3: Remediation Scheme (implement and 

verification) 
19. Contaminated Land 4: Unidentified Contamination 
20. Land Gas Remediation Scheme (to be submitted) 
 
Pre-occupation (of any residential dwelling): 
21.  Landscape management plan  
22. Biodiversity Enhancements (before occupation of any residential 

dwelling)  
23. Submission of details of marshalling areas for food delivery 

vehicles.  



24. Arboricultural Method Statement (to be submitted) 
25. Security Strategy 
26. Building Management scheme (pre-occupation) 
27. Resident Cycle Parking details  
28. Public Cycle Parking details 
29. Waste and Recycling details 
30. Delivery and Servicing details 
31. Car Park Management Plan (To be approved) 
32. Air Quality Mitigation Scheme (to be submitted) 
33. Hours of Deliveries/Waste Collection for all uses 
34. Ventilation and Extraction details (to be submitted) 
 
Restrictive/ongoing conditions: 
35. Hours of construction/demolition (standard) 
36. No Bonfires  
37. Accessible Lifetime Homes retained  
38. Vehicle Parking and EV Charging Points (as specified)  
39. Parking Permits 1 (notification to LPA)  
40. Parking Permits 2 (notification to occupants)  
41. PD rights removed for telecoms (roof of blocks)  
42. No Piling (Environment Agency)  
43. TV/radio interference study  
44. Detailed hard and soft landscaping, including implementation and 

management (pre-commencement)  
45. Bat Licences  
46. Green Roofs  
47. Foul Drainage (Environment Agency)  
48. Surface Water Runoff Contaminants (Environment Agency)  
49. Erosion Control, drainage systems and inspection (Environment 

Agency)  
50. Borehole Management (Environment Agency)  
51. Water Network Upgrades (Thames Water)  
52. Sustainable Drainage (pre-commencement)   
53. Sustainable Drainage (as specified)  
54. BREEAM  
55. SAP Assessment – Major - design stage  
56. SAP Assessment – Major – As Built  
57. Car park rooftop improvement scheme  
58. Restriction on some Class E uses (no office uses, etc.)  
59. Hours of Operation for retail uses: 0800hrs-0000hrs  
60. External Lighting Strategy (to be submitted) 

 

Informatives 

• Positive and Proactive requirement 
• Pre-commencement conditions  
• Highways 
• S106 agreement applies 
• Terms and Conditions 
• Building Regulations approval required 
• Complaints about construction 
• S59 Highways Act 
• Encroachment 
• Contaminated land 
• Tree related subsidence 
• Community Infrastructure Levy 



• No parking permits for residents 
• Thames Water informatives 
• Fire strategy controls 
• Planning permission confers no rights of access 
• Possible need for aviation warning lights 

1. Executive summary 
 

1.1. This Major proposal would enable the redevelopment of a brownfield site allocated 
for a significant residential-led mixed-use scheme whilst retaining the existing 
shopping mall. The proposals would provide up to 643 residential units, 65 of which 
would be affordable, significant public realm improvements including public art and 
an improved access into the existing public car park. The development would be of 
a high-quality design which would sit appropriately within the longer views of the 
town centre, remaining subservient to the tallest buildings in the Station Area 
Cluster. The proposal would result in less than substantial harm to a number of 
heritage assets nearby. It would also be a significant improvement in terms of 
biodiversity and tree planting in the town centre. Residential standards are in the 
main, very good for a central area residential scheme and overall, significant public 
benefits will be delivered. 
 

1.2. Officers have weighed the benefits and harm in the planning balance, and consider 
that overall, the benefits of the proposal would outweigh the harm, and therefore the 
application is recommended for approval. 
 

2. Introduction and site description 
 
2.1. The site is approximately 0.62 hectares in area (0.79 hectares at basement level), 

and comprises part of the existing Broad Street Mall, an established shopping centre 
in Reading which opened in 1971. The site is bounded to the north by Oxford Road, 
to the east by St Mary’s Butts, to the south by Hosier Street and Dusseldorf Way 
and to the west by Queen’s Walk and the Penta hotel and student accommodation. 
 

2.2. The site is shown below on the location plan, bounded by the red line. The blue line 
indicates the extent of the applicant’s ownership. This application solely relates to 
the redevelopment of the southern part of the Broad Street Mall, and the public 
realm beyond. The remainder of the shopping centre would be retained and it is 
intended would continue to trade throughout the construction phase. 

 
Location Plan (ground floor level (basement level is different) 
 
 



 

2.3 The shopping centre has a servicing basement area with ground (ie. podium level) 
and a first floor trading floor in a balcony arrangement which includes the present 
NHS walk-in surgery.  A multistorey public car park sits behind the retail units 
within the structure of the building, extending to roof level, comprising a total of 
approximately 700 parking spaces. 

2.4. The basement level extends underneath the entirety of the Broad Street Mall, 
including the proposed development site and includes plant rooms, waste storage 
area, storage facilities for retail units and service areas. The basement and public 
car park are accessed from Castle Street and Caversham Road (the IDR). Above 
the Mall and to the north of the development area is office space within Fountain 
House on the northwest corner and Quadrant House on the southeast corner. The 
surrounding area is a mix of retail, commercial and leisure uses. 
 

2.5. In terms of planning designations in the adopted Reading Borough Local Plan 2019, 
the site is within Central Reading, the West Side Major Opportunity Area, Western 
Grouping Tall Building Area, Central Core, Office Core and the Primary Shopping 
Area. The site is also within the Minster Quarter Development Framework Area and 
the emerging Hosier Street Framework Area. The site is within Flood Zone 1 (ie. at 
lowest risk of flooding). 

2.6. The site is not within a conservation area but lies adjacent to the St Mary’s 
Butts/Castle Street Conservation Area and close to the Russell Street/Castle 
Hill/Oxford Road Conservation Area. There are also a number of Listed Buildings in 
close proximity to the site, including the Grade I Listed Reading Minster/Church of 
St Mary, Grade II* Listed St Mary’s Church (Castle Street), Grade II Listed Sun Inn 
(Castle Street), Grade II Listed 33, 35, 37 St Marys Butts and The Horn pub amongst 
others. It would also be visible from longer views elsewhere in the town, none of 
which are identified as ‘protected views’. 

2.7. The Broad Street Mall was constructed in the 1960s, opening in 1971 as The Butts 
Centre. Since then, there have been a large number of planning applications related 
to the site. Those most relevant to this application are set out below: 

 
182054 Demolition of all existing structures, erection of a part 7, part 8 

storey building for use as 101 bed Hotel (Class C1 Use) at 
Ground - 8th Floor and Restaurant with ancillary Bar (Class 
A3/A4 Use) at ground floor, with means of access, servicing and 
associated works. [Premier Inn proposal on Hosier Street] 
Permission 4/11/2019, lapsed 4/11/2022 



182137 Construction of three residential buildings (Use Class C3) 
ranging in height from 5 to 20 storeys above Broad Street Mall 
(Site E to provide 42 units, Site B to provide up to 134 Units and 
Site A to provide up to 148 units) and provision of a podium level 
amenity area. Site C - construction of 16 storeys above Broad 
Street Mall (total of 18 storeys from ground level on South Court) 
comprising ground and first floor retail (Use Class A1/A2/A3) 
and residential over upper floors (Use Class C3, to provide up 
to 98 units). Creation of ground floor retail units (Use Class 
A1/A3/A4) fronting Dusseldorf Way and ground floor retail (Use 
Class A1/A2/A3) fronting Queens Walk, all necessary enabling 
and alteration works required within the existing Broad Street 
Mall basement, ground and upper floors. Associated car park 
alterations, provision of servicing and refuse storage, cycle 
parking, public realm, landscape, and other associated works. 
Permission 06/12/2021, lapsed on 06/12/2024 

231464 The amalgamation of units 49- 50 and 52 and a change of use 
from Use Class E (Commercial, Business and Service) to a sui 
generis use to enable a family entertainment centre to come 
forward.  
Permission 06/12/2023, implemented 

PL/24/0174 Part-demolition of podium deck on Dusseldorf Way and 
Queens Walk, to existing retaining wall, excavation works and 
road and hardstanding re-alignment to create a temporary 
construction area related to proposed redevelopment works at 
Broad Street Mall. 
Withdrawn 21/3/25 [this ‘enabling’ works application was 
overtaken by adjustments to the main application and the 
applicant decided it was no longer required] 

3. The proposal 
3.4. Full planning permission is sought to redevelop the southern side of Broad Street 

Mall to create a residential-led, mixed use development. The proposals can be 
summarised as follows: 

• Demolition of part of Broad Street Mall, including existing retail floorspace, part 
of the car park and the existing car park ramp 

• Construction of four residential towers on the southern side of Broad Street Mall.  
Block A at the western end of the site would be 30 storeys (142.55m AOD 
(Above Ordnance Datum) or 97.195m from podium level) 
Block B would be 26 storeys (130.355m AOD or 85m from podium level), Block 
C would be 19 storeys (106.255m AOD or 60.9m from podium level) 
Block D would be 8 storeys (72.79m AOD or 27.405m from podium level).  
These would house a maximum of 643 purpose-built Build to Rent (BTR) tenure 
dwellings, 1,737sqm of flexible Class E (flexible commercial) uses at ground 
floor level and an enhanced entrance to the existing Mall from Dusseldorf 
Way/Hosier Street 

• Internal amenity spaces and external communal amenity space at ground and 
first floor levels and external amenity areas at 1st, 2nd, 8th, 17th, 24th and 27th 
levels (total of 2,033sqm external private amenity space) for use by all future 
residents 

• Provision of ‘back of house’, bin and cycle storage at basement and ground 
floor levels 



• Construction of a new car park ramp and associated amendments to car park 
access arrangements.  This results in a reduction of 331 public car parking 
spaces 

• Amendments to car parking at 1st, 2nd and rooftop levels to accommodate the 
new residential buildings and amenity areas 

• Amendments to the existing road and servicing access to Broad Street Mall, 
including the provision of new delivery bays 

 
 

 

 

 

 

 

 

 

 

 

 

3.5. The proposal would provide 10.1% of the units as Affordable Housing at Local 
Housing Allowance (LHA) levels. The unit mix would be as follows: 
 

Type Market BTR Affordable BTR Total 
Studio/1 
bedroom flat 

271 27  298 (46.2%) 

2 bedroom flat 266  31  297 (46.1%) 
3 bedroom flat 42  7  49 (7.6%) 
Total 579 (89.9%) 65 (10.1%) 643 (100%) 

 
3.6. The application scheme would also provide a public realm and landscaping scheme 

for areas outside of the applicant’s ownership, namely on Dusseldorf Way and 
Queen’s Walk, which form part of the wider Minster Quarter redevelopment area. 
The public realm works would retain existing trees (just outside the red line of the 
application site on Dusseldorf Way) and introduce new trees in planters, provide 
new paving and hard landscaping, free standing timber benches, cycle parking, 
plaza areas adjacent to the Hexagon and the residential entrance to Block B and 
public art.  
 

3.7. The proposals would demolish and re-provide the basement level car park ramp, 
making amendments to access and egress to the Broad Street Mall. During the 
construction phase, the car park would be closed to the public, and re-opened once 
construction of the ramp is complete. The works would permanently reduce capacity 
of the car park from 784 to 453 spaces. Up to 100 of these retained spaces would 
be allocated for residential flats associated with the new residential use. The 
scheme would provide 347 cycle parking spaces for future residents. A further 30 
spaces would be provided for public use on Dusseldorf Way and Queens Walk. 
 



3.8. In terms of general phasing for the development, the applicant’s indicative Phasing 
Plan and other supporting information indicates that the main phases are (in 
summary): 

• Phase 1 Enabling Works, involving service diversions, structural 
strengthening, layout alterations.  This phase of works would all be within 
the confines of the existing building and the car park remains open 

• Phase 2 demolition of sections of the existing Mall and demolition and 
rebuilding of the car park ramp (car park closed) 

• Commencement of towers from west to east (Buildings A, B, C, D) 
 

3.9. The application submission information is extensive and the various documents are 
set out at Appendix 1.  Included is a full Environmental Statement (ES).  The 
applicant has estimated the CIL contribution required for this project as 
approximately £6.3M. 
 

3.10. Members of the Committee conducted an accompanied site visit on 27 February 
2025 to help inform consideration of this Major planning application. 

4. Consultations  

External Consultees 

Thames Water 

4.1. No objections subject to several conditions and informatives. 
 
Environment Agency 

4.2. No objections subject to several conditions relating to surface water, boreholes, 
piling, foul drainage and erosion controls. These are recommended for inclusion. 
 
Health and Safety Executive 

4.3. The HSE assessed the proposals and confirmed that the information submitted was 
sufficient for this stage of the scheme. 

 
Design: South East (D:SE) 

 
4.4. The proposals were assessed at pre-application stage and D:SE were generally 

positive regarding the proposals.  A fuller discussion is provided in the design 
discussion sections below. 
 
Historic England 

4.5. Historic England objects to the proposals due to the impact the development would 
have on the significance of the Grade I Listed Church of St Mary’s, also known as 
the Reading Minster, the St Mary’s Butts/Castle Street Conservation Area and the 
Listed Buildings contained within it through a negative change to their setting and a 
consequently diminished ability to appreciate their significance. The increase in 
scale of the proposed towers compared to the extant* permission would result in a 
greater degree of harm to the historic environment.  Recommends that amendments 
to the scheme to reduce the bulk and height of the towers to levels which would 
result in less harm as described above..  *Officer comment: note that there is no 
longer an extant permission. 

 
NHS Integrated Care Board (ICB) 



4.6. The NHS initially objected to the proposals due to a lack of contribution towards 
provision of the NHS facility within the Broad Street Mall. Following discussions and 
negotiations with officers, the applicant has offered to safeguard a unit adjacent to 
the existing NHS centre for use by the NHS when the scheme comes forwards.  
 
Defence Infrastructure Organisation 

4.7. No objection. 
 
Royal Berkshire Fire and Rescue 

4.8. No objection. 
Natural England 

4.9. No objection. 
 
RBC Transport Strategy 

4.10. Raised numerous concerns about the proposals, and issues in relation to basement 
servicing and other neighbouring land-uses took some time to resolve, but all issues 
have now been resolved to the Highway Authority’s satisfaction.  There is now no 
objection, subject to conditions, obligations, s278 agreements and a Traffic 
Regulation Order. 

 
RBC Parking Services Manager 

 
4.11. Considers that the inclusion of pergolas and landscaping, etc. on the roof of the 

present Mall, as indicated in the proposals, will be challenging and such inclusion 
with parked cars is not advisable/workable. 

 
RBC Waste and Recycling 

4.12. Further information was requested regarding frequency of collections, space for 
waste storage, swept path analysis plans and commercial waste. The applicant 
provided the required information, which was considered acceptable. Conditions are 
recommended for a Waste Management Plan. 
 
RBC Housing Development  

4.13. Welcome the offer of affordable housing, although the amount is below policy 
requirements, the mix is reflective of the scheme as a whole. The units proposed 
are capped at the LHA rate and should include service charges, which is acceptable. 
The criteria for letting and income threshold requirements will be required to be 
agreed prior to completion of the legal agreement.  
 
RBC Valuations 

4.14. The Valuations team have been involved in negotiations in order to arrive at the 
affordable housing offer in items 1 and 2 of the Recommendation above. 
 
RBC Conservation Officer 

4.15. The Conservation Officer objects to the application.  The proposed development, 
due to its scale, form, architectural language and design, would visually compete 
with the Grade I, Grade II, and Grade II* listed buildings, their settings, conservation 
areas and their settings and historic core of Reading.   
 



4.16. The proposal would result in ‘less than substantial harm at the highest level’ to the 
significance of listed buildings and conservation areas, including their settings and 
wider Reading. This harm should be weighed against the proposal's environmental, 
social and economic benefits in the planning balance.  

 
RBC Environmental Protection 

4.17. Additional information relating to noise and air pollution was required and has been 
provided.  Conditions relating to noise, air quality, land contamination, bin storage, 
hours of construction and a CMS are recommended. 
 
 
RBC Planning (Natural Environment) Team 

4.18. Additional information relating to landscaping, tree provision and protection, the 
landscaping management plan and SUDS was requested and provided. The Natural 
Environment Team has no objections subject to conditions relating to an updated 
arboricultural report and landscaping.  
 
RBC Ecology 

4.19. The proposals would have no impact on protected species or priority habitats, 
therefore no objection to the proposals. Conditions relating to landscaping and 
biodiversity enhancements are recommended. 
 
RBC CCTV Officer 

4.20. No objection to the proposals providing the two existing cameras are 
retained/replaced during construction and after completion. The applicant has 
confirmed that this would be the case. 
 
Berkshire Archaeology 

4.21. No objection subject to condition relating to archaeological investigation. 
 

RBC Energy Manager 
 
4.22. Has been involved in negotiations regarding energy and connection to the Minster 

Quarter Heat Network, see discussion in the Energy and Sustainability section 
below. 
 
Resident Groups 
 

4.23. The Reading Conservation Area Advisory Committee (CAAC) objects to the 
application as follows: 
 

• Failure to respect the 1970s architectural heritage of the Broad Street Mall 
• Does not comply with the principles of the Minster Quarter Framework 
• Excessive height and mass of the towers 
• Fails to protect or enhance the character and appearance of the adjacent 

Conservation Areas and Listed Buildings 
• Is detrimental to short and long range views into the area 
• Is unimaginative in design and materials 
• Unacceptable impact on the quality of life of nearby residents 

 



4.24. The Baker Street Area Neighbourhood Association (BSANA) objects to the 
application as follows: 
 

• Unacceptable height and massing, exceeding the maximum heights set out 
in the MQADF 

• Harm to nearby heritage assets and longer range views 
• Lack of open space and play areas 
• Unacceptable environmental cost as a result of demolition 
• Lack of Affordable Housing 
• Lack of contributions to mitigate the harm to Reading  
• Conflicts of interest 

 
 

Public Consultation  
 

4.25. A total of 852 neighbouring properties were consulted by letter on the following 
streets: 

• St Mary’s Butts 
• Queens Walk 
• Oxford Road 
• Castle Street 
• Broad Street 
• Dusseldorf Way 
• Hosier Street 
• Bridge Street 
• Cheapside 
• Gun Street 
• Howard Street 
• Baker Street 
• Body Road 
• Anstey Road 
• West Street 
• Alfred Street 

 
4.26. Six site notices were also displayed at the application site.  

 
4.27. In addition to the letters from the residents’ associations referred to above, a further 

nine letters were received throughout the lifetime of the application. Eight of these 
letters were in support of the proposal and one objecting to the height and 
orientation of the scheme.  

 

5. Legal context  

5.1. Section 16(2) and 66(1) of the Planning (Listed Buildings and Conservation Areas) 
Act 1990 requires the local planning authority to have special regard to the 
desirability of preserving a listed building or its setting or any features of special 
interest which it possesses. 
 

5.2. Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 
requires the local planning authority in the exercise of its functions to pay special 
attention to the desirability of preserving or enhancing the character or appearance 
of a conservation area.   
 



5.3. 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) - among them the 'presumption 
in favour of sustainable development'. However, the NPPF does not change the 
statutory status of the development plan as the starting point for decision making 
(NPPF paragraph 12).  
 

5.4. In this regard, the NPPF states that due weight should be given to the adopted 
policies of the Local Plan 2019 according to their degree of consistency with the 
NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the 
weight that may be given).  
 

5.5. Accordingly, the latest NPPF and the following development plan policies and 
supplementary planning guidance are relevant: 
 

National Policy – National Planning Policy Framework (NPPF) (December 
2024) 
Section 2 – Achieving Sustainable Development 
Section 4 – Decision Making 
Section 5 – Delivering a sufficient supply of homes 
Section 6 – Building a strong, competitive economy  
Section 7 – Ensuring the vitality of town centres 
Section 8 - Promoting healthy and safe communities  
Section 9 - Promoting sustainable transport  
Section 11 – Making Effective Use of Land 
Section 12 - Achieving well-designed places  
Section 14 - Meeting the challenge of climate change, flooding and coastal change  
Section 15 - Conserving and enhancing the natural environment 
Section 16 – Conserving and enhancing the historic environment 
 
Reading Borough Local Plan 2019 Policies: 

CC1: Presumption in Favour of Sustainable Development 
CC2: Sustainable Design and Construction 
CC3: Adaptation to Climate Change 
CC4: Decentralised Energy 
CC5: Waste Minimisation and Storage 
CC6: Accessibility and the Intensity of Development 
CC7: Design and the Public Realm 
CC8: Safeguarding Amenity 
CC9: Securing Infrastructure 
CC10: Health Impact Assessments (emerging policy) 
EN1: Protection and Enhancement of the Historic Environment 
EN2: Areas of Archaeological Significance 
EN3: Enhancement of Conservation Areas 
EN4: Locally Important Heritage Assets 
EN5: Protection of Significant Views with Heritage Interest  
EN6: New Development in a Historic Context 
EN7: Local Green Space and Public Open Space  
EN9: Provision of Open Space 
EN10: Access to Open Space  
EN12: Biodiversity and the Green Network 
EN14: Trees, Hedges and Woodland 



EN15: Air Quality 
EN16: Pollution and Water Resources  
EN17: Noise Generating Equipment 
EN18: Flooding and Drainage 
EN19: Urban Greening Factor (emerging policy) 
EM1: Provision of Employment 
EM4: Maintaining a Variety of Premises 
H1: Provision of Housing 
H2: Density and Mix  
H3: Affordable Housing  
H4: Build to Rent Schemes 
H5: Standards for New Housing  
H10: Private and Communal Outdoor Space  
TR1 Achieving the Transport Strategy 
TR3: Access, Traffic and Highway-Related Matters  
TR4: Cycle Routes and Facilities 
TR5: Car and Cycle Parking and Electric Vehicle Charging  
RL1: Network and Hierarchy of Centres 
RL2: Scale and Location of Retail, Leisure and Culture Development 
RL5: Impact of Main Town Centre Uses 
OU1: New and Existing Community Facilities 
CR1: Definition of Central Reading 
CR2: Design in Central Reading  
CR3: Public Realm in Central Reading 
CR4: Leisure, Culture and Tourism in Central Reading 
CR6: Living in Central Reading 
CR7: Primary Frontages in Central Reading Borough Council  
CR10: Tall Buildings 
CR12: West Side Major Opportunity Area 

 
Local Plan Partial Review 
 

5.6. The current version of the Local Plan (adopted in November 2019) turned five years 
old on Tuesday 5th November 2024. The Local Plan was reviewed in March 2023 
and around half of the policies in the plan are considered still up to date.  However, 
the rest need to be considered for updating to reflect changing circumstances and 
national policy. A consultation version of the draft updated version of the Local Plan 
was published on 6th November 2024. 

   
5.7. Although there is a five-year period for carrying out a review of a plan after it is 

adopted, nothing in the NPPF or elsewhere says that policies automatically become 
“out of date” when they are five years old. It is a matter of planning judgement rather 
than legal fact whether a plan or policies within it are out-of-date.  This will depend 
on whether they have been overtaken by things that have happened since the plan 
was adopted, either on the ground or through changes in national policy, for 
example. 
 

5.8. Officer advice in respect of the Local Plan policies pertinent to this application listed 
above is that they remain in accordance with national policy and that the objectives 
of those policies remains very similar in the draft updated Local Plan. Therefore, 
they can continue to be afforded weight in the determination of this planning 
application and are not considered to be ‘out of date’.  The RBLP section above 
includes two new emerging planning policies which will be discussed in the 
Appraisal section below. 

 



Supplementary Planning Documents 
Affordable Housing (2021) 
Planning Obligations under S106 (April 2015)   
Sustainable Design and Construction (Dec 2019) 
Employment, Skills and Training (2013) 
Parking Standards and Design (2011) 
Minster Quarter Area Development Framework (2018) 
 
Other relevant documents: 

Conservation Area Appraisal – Castle Hill/Russell Street/Oxford Road Conservation 
Area 
Conservation Area Appraisal – St Mary’s Butts/Castle Street 
Reading Town Centre Public Realm Strategy, DRAFT October 2024 (and has been 
the subject of public consultation) 
Reading Tree Strategy 

6. Appraisal 
6.1. The main considerations are:  

i. Principle of development 
ii. Height, scale, massing and appearance 
iii. Heritage and views 
iv. Public realm (landscaping, trees/ecology, art and leisure) 
v. Quality of accommodation 
vi. Unit mix 
vii. Affordable housing 
viii. Neighbour amenity 
ix. Transport 
x. Energy and sustainability 
xi. S106 legal agreement 

 
i. Principle of development 

6.2. The National Planning Policy Framework (NPPF) (as reflected in Policy CC1) 
introduces a presumption in favour of sustainable development (Para. 11) with three 
overarching objectives, Economic, Social and Environmental. Sustainable 
development should therefore be approved where it accords with the development 
plan unless the adverse impacts of doing so would significantly outweigh the 
benefits of development.  
 

6.3. The NPPF also states that planning policies and decisions should define a network 
and hierarchy of town centres and promote their long-term vitality and viability – by 
allowing them to grow and diversify in a way that can respond to rapid changes in 
the retail and leisure industries, allows a suitable mix of uses (including housing) 
and reflects their distinctive characters (Para. 90). The NPPF also encourages the 
effective use of land by reusing land that has been previously developed; (Para. 
123), especially where that land is under-utilised, and within a settlement.  
 

6.4. The NPPF has identified an increased need for housing across the country, 
including Reading Borough. The Emerging Local Plan (the Partial Review) includes 
provisions for an increased housing target in Reading under Policy H1. These 
positions combined, points towards an increased demand for housing in this 
location. 
 



6.5. The Minster Quarter Area Development Framework (MQADF) sets out that the 
immediate environs of the Minster Quarter Area represent one of the largest 
brownfield regeneration opportunities within Central Reading. 
 

6.6. The site also forms part of the West Side Major Opportunity Area (MOA) set out in 
Policy CR12. The policy vision for this area seeks to create a “mixed use extension 
to the west of the centre containing high quality mixed use environments and 
fostering stronger east west links into the central core”. Within this policy, sub site 
CR12d ‘Broad Street Mall’ sets out the below: 
 

 

6.7. The application site is previously developed land within the Central Reading area 
and is part of an allocated site for retail, leisure and residential development. The 
proposed development would significantly upgrade the existing (external) retail 
frontages within Broad Street Mall whilst incorporating residential development at 
upper floors. It would also make a significant improvement at street level when 
compared to the previously approved scheme (PL/18/2137 (FUL)), which retained 
the existing frontages along Hosier Street, Dusseldorf Way and Queens Walk. This 
application proposal increases the active frontage along the southern and western 
boundaries of the site, and improves the quality of retail/leisure floorspace, whilst 
effectively integrating the proposed scheme with the existing retail/leisure offer at 
the Mall. 
 

6.8. The accessibility of the application site is considered to accord with Local Plan 
Policy CC6 (Accessibility and Intensity of Development) and the reconfigured 
commercial units are within an existing retail centre in the Primary Shopping Area 
(Policy CR1). The additional provision of 643 units of new housing is also in 
accordance with the objectives of Policy H1 (Provision of Housing) to assist in 
meeting the Borough’s annual housing targets and CR6 (Living in Central Reading). 
Furthermore, the increase in housing beyond the previous lapsed permission 
(PL/18/2137) would assist in meeting forthcoming increases in housing need as per 
the emerging Local Plan and therefore it is right that developments such as this 
(identified as target for dense redevelopment) should increase in density 
accordingly. 
 

6.9. Local Plan Policy CR10 ‘Tall Buildings’ specifies ‘areas of potential for tall buildings’, 
defining tall buildings as exceeding 12 storeys of residential accommodation. The 
application site sits within the Western Grouping of Tall Buildings defined as sub 
area CR10b. Blocks A, B and C would be defined as tall buildings, and given the 
allocation, are considered to be acceptable in principle in this location. The Western 
Grouping, as a whole, is described as a secondary cluster of tall buildings to create 
a distinctive grouping to mark the area as the civic heart of Reading and a gateway 
for the centre. Tall buildings in this area should be subservient to the Station Area 
Cluster by being generally lower in height than the tallest building planned in the 
Station Area Cluster; be linked to the physical regeneration of the wider area; not 



intrude on the Key view between Greyfriars Church and St. Giles Church, and a 
view from the open space in the Hosier Street development to St. Marys Church.  
The policy also sets requirements for all tall building proposals to be of excellent 
design and architectural quality as these buildings will be visible from a wide area. 
  

6.10. The previous permission (which featured three slightly lower towers) was extant at 
the time of this application’s submission but has since lapsed, meaning that it has 
no weight as a material consideration in the planning balance, however, it is useful 
for comparison.  Although the proposed scheme is taller than the previous scheme 
(the tallest element of permission PL/18/2137 was 128m AOD compared to 
142.855m AOD in the proposed scheme), the proposals would remain subservient 
to the Station Hill development. The tallest element of the Station Hill permission 
stands at 163m AOD. This proposal has Block A (at the western end of the site) at 
142.855m AOD, with blocks B and C stepping down from this height to the east. 
The application site also encompasses a significant area of public realm 
improvements and other contributions towards public realm, the NHS facility within 
the Mall itself as well as towards sustainability targets and employment, skills and 
training. The proposed development is set within the footprint of the existing BSM 
so is not considered to intrude on the protected views identified above. Matters of 
design and architectural quality are set out sections below.  
 

6.11. The proposal also needs to be considered in relation to the objectives of the 
MQADF. The MQADF seeks to set out the, “principles for promoting the 
development of the area to ensure co-ordinated, high quality, comprehensive 
development creating a multi-purpose urban quarter for central Reading”. The 
indicative Development Framework Master Plan (fig 10 within the MQADF) shows 
indicative development above the present roof level of Broad Steet Mall with areas 
of private roof garden allocated for residential use, and the activation of the southern 
façade along Dusseldorf Way/Hosier Street. 
 

6.12. The MQADF sets indicative parameter heights for tall buildings at 20 storeys above 
the podium level. This proposal would build up from below the podium, introducing 
residential elements (foyers, communal areas) to podium level, with servicing below 
podium level. This would better integrate the scheme into the existing building form 
on and around the site. The tallest element would be 30 storeys in height, with 
Buildings B and C and then D stepping down from there. However, the Framework 
also allows for height beyond the 20 storey indication: 
“Whilst 20 storeys above podium has been arrived at as an indicative building height 
limit, in recognition of the height of revised consents at Station Hill, applications 
should demonstrate that the height, layout and massing of development has been 
designed to avoid or minimise harm to the character or appearance of the adjacent 
conservation areas, including impacts on their settings. The quality of architecture, 
including materials and detailing should seek to provide an enhancement of views 
from the conservation area with frontages that positively address the conservation 
areas rather than directing blank faces towards them.” 

6.13. Furthermore, since the adoption of the Local Plan, MQADF and the Tall Buildings 
Strategy, the need for additional housing has been identified and demonstrated by 
NPPF updates and by an increase housing target number in the emerging Local 
Plan. This has resulted in an increase in the amount of residential envisaged on this 
site from up to 450 to now 600 units in the allocation in the Emerging Local Plan. A 
full analysis of the impacts of the scale, height and massing of the proposals has 
been provided later in this report, however, tall buildings are considered acceptable 
in principle in this location. 
 



6.14. The MQADF (section 3) also sets out the importance of the creation of a new public 
realm for the community. The document seeks significantly enhanced existing 
routes including Queens Walk and Dusseldorf Way as active multi use spaces with 
high-quality landscape treatment with each having its own distinct character. New 
street trees should be planted into the ground wherever possible but where this is 
not achievable planted or raised beds can be used. Sustainable material choices 
should also be capable of replication.  The application proposes new public realm 
on Dusseldorf Way and Queen’s Walk, which would stand alone even if the 
redevelopment of the Minster Quarter site does not come forward, or does not come 
forward for some time.  A full assessment of the Public Realm provision is provided 
later in this report. 
 

6.15. Therefore, the proposed residential and retail uses, and public realm improvements 
are considered to be acceptable in principle and in accordance with the applicable 
elements of the specific sub-area designation. The form of development, including 
Tall Buildings located within a designated Tall Building Cluster is also acceptable in 
principle, subject to examination of their impact on the wider area and other material 
planning considerations as set out below.  The section below discusses the impact 
of the design in further detail. 
 
ii Height, scale, massing and appearance 

 
6.16. The NPPF states that good design is a key aspect of sustainable development and 

is inextricably linked to good planning. In determining planning applications, local 
authorities should ensure developments are sympathetic to local character, 
including the surrounding built environment and landscape, whilst not preventing or 
discouraging appropriate change.  
 

6.17. Local Plan Policy CC7 states that, “all development must be of high design quality 
that maintains and enhances the character and appearance of the area”.  Policy 
CR2’s purpose is to secure appropriate relationships between buildings, spaces and 
frontages within the centre of Reading. Policy CR3 requires proposals to make a 
positive contribution towards the quality of public realm in the central area of 
Reading.  
 

6.18. The site is within the West Site MOA (Policy CR12), which also indicates that an 
increased amount of change and development is expected. However, proposals 
should ensure that they respect the immediate character and appearance of the 
area as well as preserving and where possible, enhancing heritage assets. 

 
6.19. The development proposals were considered at pre-application stage by the Design 

South East (DSE) Review Panel in July 2023 and the scheme was amended to 
incorporate suggested comments. The Panel was generally positive about the 
overall design and provided some guidance on further improvements. The Panel 
considered that the proposals were an improvement on the extant planning 
permission due to the increase in height and the improved interaction with the public 
realm. Concerns were raised regarding the style of architecture, the quality of north-
facing apartments, a lack of private amenity space, sustainability and placemaking 
with Minster Quarter. The application’s Design and Access Statement Addendum 
responds with commentary on the various revisions made in response to the DSE’s 
comments. 
 



6.20. Buildings A, B and C are tall buildings within the Western Grouping as identified in 
the Local Plan. Given this, they are considered against the detailed criteria within 
Policy CR10 below (with a fuller assessment of the design later in this Appraisal): 
 
- Be of excellent design and architectural quality.   

The proposal would represent high quality design and appropriate architectural 
quality, and was received positively by the Design Review Panel. Following 
design review and submission of the scheme further amendments were made 
to improve the design further. 
 

- Enhance Reading’s skyline, through a distinctive profile and careful design of 
the upper and middle sections of the building;  
The proposed buildings each have a clearly defined ‘base’ which integrates 
with the existing Mall. The ‘middle’ and ‘upper’ sections use differing materials 
becoming more lightweight at the highest point to enhance their appearance 
on the skyline. 
 

- Contribute to a human scale street environment, through paying careful 
attention to the lower section or base of the building, providing rich architectural 
detailing and reflecting their surroundings through the definition of any upper 
storey setback and reinforcing the articulation of the streetscape; 
The podium level of the proposals would significantly enhance the street scene 
and human experience due to the increase in active frontage and improved 
shopfront design, with materials reflecting the immediate surrounding area.  
 

- Contribute to high-quality views from distance, views from middle-distance and 
local views;  
The verified views and supporting visualisations sufficiently demonstrate 
compliance in this regard. 
 

- Take account of the context within which they sit, including the existing urban 
grain, streetscape and built form and local architectural style;  
The proposal is located in an area of very mixed urban grain with the proposals 
seeking to provide a transition from the historic to contemporary development.   
 

- Avoid bulky, over-dominant massing;  
The towers are taller and wider than those previously approved at the site. 
However, it is considered that they would not be over-dominant due to their 
position, orientation and quality of design.  

 
- Preserve and, where appropriate, enhance the setting of conservation areas 

and listed buildings;  
This is considered in detail in the ‘effect on heritage assets’ section below.  
 

- Use high quality materials and finishes;  
The proposal would comply with this, subject to a suitable condition for 
submission of sample materials and a worked-up sample panel. 
 

- Create safe, pleasant and attractive spaces around them, and avoid 
detrimental impacts on the existing public realm;  
Improvements to the public realm form a major part of the proposals, and would 
be a significant benefit of the proposals. 
 

- Locate any car parking or vehicular servicing within or below the development; 
No additional car parking is proposed and the servicing is via the existing Mall 



basement service area and improving with the separate proposal to access the 
multi-storey car park. 
 

- Maximise the levels of energy efficiency in order to offset the generally energy 
intensive nature of such buildings;  
This is considered in detail in the Sustainability section of the Appraisal. 
 

- Mitigate any wind speed or turbulence or overshadowing effects through design 
and siting;  
The applicant has submitted evidence which shows that there would be no 
adverse impacts. 
 

- Ensure adequate levels of daylighting and sun lighting are able to reach 
buildings and spaces within the development;  
This has been assessed as acceptable via independent specialists. 
 

- Avoid significant negative impacts on existing residential properties and the 
public realm in terms of outlook, privacy, daylight, sunlight, noise, light glare 
and night-time lighting;  
There would be some negative daylight and sunlight impacts on nearby 
residential and student accommodation uses, however officers consider on 
balance that the identified daylighting deficiencies are not sufficient to warrant 
the refusal of this application, when applying an overall critical planning 
balance.  

 
6.21. Policy CR10 also provides specific requirements for tall buildings within the Western 

Grouping, which this site falls within: 
 
- Contribute to the development of a cluster of tall buildings that is clearly 

subservient to the Station Area Cluster;  
The proposals would be lower in height than the Station Area Cluster, are more 
slender than those at Station Hill, and when viewed in long views would remain 
subservient. 
 

- Be generally lower in height than the tallest buildings planned for the Station 
Area Cluster;  
As above, the tallest element of the Station Area Cluster would be 163m AOD, 
with the tallest element of this proposal at 142.855m AOD. 
 

- Be linked to the physical regeneration of a wider area and should not be 
proposed in isolation;  
The proposals would integrate directly with the immediate public realm, the Mall 
and the forthcoming development at Minster Quarter to the south. 
 

- Where buildings are to be integrated or front onto existing streets, include upper 
storeys of the taller structures that are set back from a base which is in line with 
the general surrounding building heights, particularly where the structure 
adjoins a conservation area;  
The upper storeys would not be set back from the street frontage, but would 
include large gaps between towers, and a high quality of design which would 
ensure that the relationship with the street is appropriate.  
 

- Not intrude on the key view between Greyfriars Church and St. Giles Church, 
and a view from the open space in the Hosier Street development to St. Mary’s 
Church 



The position of the buildings are such that these views are sufficiently 
maintained. 

 
6.22. Overall, the proposal meets the aims of Policy CR10. It is therefore considered, on 

balance, that this submission has made an appropriate justification for proposed tall 
buildings and complies with the tall buildings policy.  

 
Image of the proposed scheme 
 

6.23. The proposed buildings, A, B, C and D (from west to east), will form a group of 
towers which step down from the tallest point at the western end of the site, down 
to Block D which is considered to be a mid-level building, although taller than 
buildings to the east on St. Mary’s Butts. This layout is similar to the previously 
approved scheme, although the proposed buildings are taller and wider. The 
increased scale of the buildings would result in a more prominent and visible 
scheme, and would be larger than that illustrated in the indicative scheme 
suggested in the MQADF. The Framework, though, is clear that the heights 
suggested are indicative, therefore allowing for taller and larger schemes, providing 
that development seeks to minimise harm to the appearance of the area or to 
heritage assets. The proposals would also represent a significant improvement 
compared to the previous permission in detailed design terms, as well as where the 
buildings adjoin the public realm at ground floor level. 
 

6.24. The buildings themselves would be clearly defined in architectural terms by having 
a discernible ‘bottom’, ‘middle’ and ‘top’, and would integrate with the public realm 
and retail function of the Mall at lower levels. The lower levels would have columns 
at the base of the towers with a ‘chequer board’ brick detail framing the proposed 
retail units and residential entrances, which would continue through the length of 
the lower levels and serve as a reminder of the appearance of Reading Minster. At 
mid-levels, windows would be framed with grey brick, three-storey frames, and 
metal infill panels introduced adjacent to windows, with each building utilising a 
different colour to differentiate them. The colours chosen (light bronze, bronze and 



flint) are considered to be sympathetic to the tone of materials of the Reading 
Minster. Balconies would also be included below 8 storeys to further break up the 
mass of the buildings and would also help to connect the towers to street level by 
providing a feeling of public interaction and ‘ownership’. At the top of each tower, a 
‘lantern/crown’ detail is provided by metal cladding panels which reflect the panels 
used at lower levels, and a roof terrace is provided to create a shoulder in the 
massing of each tower, which also helps to lessen the perceived width of the towers.  
 

6.25. External communal amenity areas are proposed in between each tower at lower 
levels, which directly interact with internal communal areas for future residents. 
These gaps between the taller elements would break up the massing and provide 
green spaces which would also be discerned from the street. 
 

6.26. Building D is not considered to be a ‘tall building’ in terms of the definition in Policy 
CR11 (at eight storeys). Sitting at the eastern end of the site it would provide a visual 
link from the lower heights along St. Mary’s Butts into the application scheme and 
would reflect similar design cues as the taller elements to the west.  It would 
represent an appropriate design response to the surrounding existing buildings at 
that end of the site, and would sit comfortably next to both the taller proposal and 
the neighbouring buildings and help to signal the southern entrance to the Mall on 
Hosier Street/Dusseldorf Way. 
 

6.27. The proposal would be read as a ‘family’ of buildings, which relate to each other, 
but have subtly different approaches through use of materials and the orientation of 
the top level “lantern/crown” elements, especially as they increase in height. The 
buildings also relate well to the character of the surrounding area, particularly at 
ground floor level, and through the use of materials. Recesses, framing, shoulder 
cut-backs and balconies help to reduce the appearance of bulk, as do the columns 
framing the ground and first two floors.  The overall design of the development would 
represent an appropriate approach for the redevelopment of this allocated site. 
Although the scale of the proposals is large, it would represent an appropriate 
response to the indicative approach in the MQADF, and would be acceptable in 
design terms. 
 

6.28. It is considered that the proposed design of the buildings achieves a high quality 
approach and would result in a significant improvement to the existing appearance 
of this part of Broad Street Mall through the introduction of a high quality active 
frontage for the entire southern elevation of the Mall, and improving access into the 
existing shopping centre.  The proposals incorporate high quality materials (detailed 
samples of which are to be secured by way of condition) and successfully provide a 
cohesive form of development within the family of buildings whilst transitioning 
between the contemporary and historic character of site and its surroundings.  The 
section below examines the impact on heritage assets in more detail. 
 
iii Heritage and views 

 
6.29. The NPPF requires developments to sustain and enhance the significance of 

heritage assets, including their settings, and to assess the significance of any 
heritage asset and the impact of a proposal upon it when weighing the planning 
balance. 
 

6.30. Policy EN1 of the Local Plan seeks to protect heritage assets and their settings and 
where possible, enhance them. Proposals which affect heritage assets and their 
settings should seek to avoid harm in the first instance. Any harm identified requires 



clear and convincing justification, usually in the form of public benefits. Policies EN3 
and EN6 of the Local Plan seek to ensure that the special interest, character and 
architecture of Conservation Areas is conserved and enhanced. Development 
proposals in conservation areas should make a positive contribution to the historic 
townscape and be sensitive to the historic context. The MQADF supports 
development which enhances the nearby heritage assets. 
 

6.31. The application proposal is adjacent to two Conservation Areas, St Mary’s 
Butts/Castle Street and Russell Street/Castle Hill/Oxford Road and views material 
with the application demonstrates that it would be directly visible from both. There 
are also numerous listed buildings nearby, including the Grade I Listed Reading 
Minster. The application is supported by a Heritage, Townscape and Visual Impact 
Assessment (HTVIA) and a further Heritage and Townscape Response submitted 
following the consultation period and some amendments to the scheme. This 
document includes various views of the development as Buildings A, B, C and D 
would be visible in short, medium and long range views from the surrounding area. 
These have been reviewed by officers and it has been concluded that the buildings 
would not significantly negatively impact upon these distant views. The view below 
shows the cumulative development of Reading when viewed from McIlroy Park, 
along with a colour coded key of the other developments either approved or 
proposed in Reading town centre. The proposal is in dark blue on the right of the 
image. 
 
The cumulative development of Reading when viewed from McIlroy Park 
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Colour coded key of the other developments either approved or proposed in Reading 
town centre 

6.32. The comments of objectors on the submitted HTVIA have been carefully considered 
by officers.  Within the November 2024 Townscape, Built Heritage and Visual 
Impact Assessment, two views (viewpoints 03 and 09), located on Oxford Road 
looking east towards the proposed development along the northern boundary of the 
Conservation Area have been included. A further verified view from Baker Street 
looking east out of the Russell Street/Castle Hill/Oxford Road Conservation Area 
towards the application site was also submitted.  It is noted that this is the only 
outward looking view indicated on the Character Area Appraisal map and that 
Historic England do not raise concerns in relation to the Russell Street/Castle 
Hill/Oxford Road Conservation Area. 
 

6.33. Policy EN5 lists views of acknowledged historical significance including View 1 from 
McIlroy Park towards Chazey Barn Farm, the Thames Meadow and the Chilterns 
escarpment and View 2 Northwards down Southampton Street from Whitley Street 
towards St Giles Church, St Marys Church and Greyfriars Church.  
 

6.34.   It is confirmed that the proposals will not appear in View 1, as this is further towards 
the north (or left of the above viewpoint). In relation to View 2 this is addressed by 
the Heritage Assessment and TVIA. Proposed Buildings A, B and C are visible in 
this view but due their siting within the existing Mall footprint, they are slightly offset 
and retain the view of these three churches. It is therefore considered that the scope 
of the submitted information is adequate to assess the impact of the development 
on Heritage Assets.  



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
    View 2 as depicted by View 14 in the Heritage Assessment and TVIA 
 

6.35. The application’s supporting material sets out the harm resulting from the proposals 
to all of the nearby heritage assets and concludes that the proposals would result in 
some harm to heritage assets, although this would be at the lower end of ‘less than 
substantial harm’. Historic England were consulted on the proposals and they 
advise that there would be clear harm to heritage assets, at a ‘less than substantial 
level’. The Council’s Conservation Officer agrees that the proposals would result in 
‘less than substantial harm at the highest level’. 
 

6.36. In particular, harm has been identified to the settings of the Grade I Listed Reading 
Minster/Church of St Mary’s, Grade II* Listed St Mary’s Church (Castle Street), 
Grade II Listed Sun Inn (Castle Street), Grade II Listed 33, 35, 37 St Marys Butts 
and the Horn Inn and the St Mary’s Butts/Castle Street Conservation Area along 
with the Listed Buildings contained within the Conservation Area. 
 

6.37. The proposed buildings would be readily visible within the setting of many heritage 
assets. In particular, this is evident in the TVIA’s viewpoint 6 (From Gun 
Street/Bridge Street junction looking north west) where the proposals would be 
visible behind the Listed Buildings on the corner of St Mary’s Butts and Castle Street 
and in the context of the Conservation Area. Viewpoint 7 (From in front of Reading 
Minster looking west) and Viewpoint 18 (Chain Street looking west through the 
Reading Minster Churchyard) shows the proposals when viewed in the context of 
the Grade I Listed Reading Minster, competing with the tower of the church. 
Viewpoints 15, 16, 17a, b and c, show several viewpoints from within the St Mary’s 
Butts/Castle Street Conservation Area along Castle Street looking north towards 
several Listed Buildings in the foreground (St Mary’s Church, The (Rising) Sun Inn 
and The Horn pub) and the proposal in the background. In these views, the bulk and 
height of the towers reduce the prominence and importance of the heritage assets 
and result in a significant change to the backdrop of one of the most important areas 
in terms of heritage in the Borough.  
 

6.38. The proposals would also be visible from a number of viewpoints within the Castle 
Hill/Russell Street/Oxford Road Conservation Area, due to the height of the 
buildings and the proximity of the Conservation Area. Whilst the scheme would be 
readily visible, it will generally be in the form of background or glimpsed views and 
therefore it is not considered that it would result in harm to the special character of 
the Conservation Area. 
 



6.39. The applicant has provided design improvements during the course of the 
application, focused mainly on materials and detailed design as opposed to form, 
scale and massing. The amendments were presented to Historic England, who 
maintain their objection.  
 

6.40. In summary, officers advise that the proposals would result in less than substantial 
harm to the various heritage assets nearby, predominantly due to the scale, position 
and massing of the buildings. The detailed design of the scheme would represent a 
significant improvement on the previously approved scheme, and although it is 
larger (and therefore resulting in more of an impact on heritage assets), it is 
considered that the increase in scale is mitigated by the significant improvement in 
design and materials, and so in summary, officers advise that a similar level of harm 
as the previously approved scheme is caused by the proposed scheme. Overall, 
less than substantial harm to several heritage assets has been identified, and so 
this must be weighed against the benefits of the scheme in the planning balance.  
 

6.41. Officers advise that given the competing pressures and impacts above, at a human-
scale, it will be very important for the public realm to be high-quality and the section 
below discusses this. 
 
iv Public realm (landscaping, trees/ecology, art and leisure) 
 

 
 
Ground floor use/layout  
 

6.42. Policy CR3 requires proposals to make a positive contribution towards the quality 
of the public realm in the central area of Reading. At street level, the interconnection 
between the public realm within the application site and the remainder of the 
Framework Area, adjacent retail frontages and Conservation Areas beyond, is a 
fundamental consideration for the acceptability of the scheme. 
 

6.43. Within the MQADF, the ‘Public Realm Parameters’ set out that areas of open space 
and interconnecting public realm are to be well designed, functional, adaptable and 
capable of effective maintenance. These spaces must also be designed to ensure 
a vibrant, lively and thriving public space. Also sought are enhancements to existing 
routes including Queen’s Walk and Dusseldorf Way, which are to contain active 
multi use spaces with high quality landscape.  



 
6.44. This application differs from the approved scheme (PL/18/2137) in that a designed 

landscaping and public realm scheme has been worked up and submitted, covering 
Queen’s Walk, Dusseldorf Way and part of Hosier Street. The previous scheme 
secured a financial contribution towards public realm improvements, but no 
designed comprehensive scheme. It is a complicated site, given the forthcoming 
Minster Quarter development, and the red line boundary of this planning application 
encompasses some of the Minster Quarter site, to allow for the application scheme 
to come forward in isolation if necessary.  The officer approach to the public realm, 
particularly given the MQADF’s aspiration for multi-use spaces, is to ensure that the 
areas are as valuable as possible, providing places to move through, relax, dwell in, 
play and enjoy. 
 

6.45. The present public realm on Queen Walk and Dusseldorf Way to Hosier Street is 
tired, in poor order and has been attracting antisocial behaviour (ASB).  It is 
important to ensure that the new environment is vibrant, well-designed and makes 
people feel safe and is welcoming.   
 
Queen’s Walk 

6.46. Queen's Walk currently suffers from a combination of inactivity of frontages and a 
poor hard-surfaced environment, meaning it is an unattractive route in this 
pedestrian precinct/podium.  The application proposal shows an indicative design 
for this space as below. 

  Queens Walk 

6.47. The first consideration for the improvement of Queen’s Walk is the delivery of an 
improved space and whether the structure holding up the podium is suitable.  These 



matters are set out in the Recommendation box with the delivery of the area linked 
to the building of Block A. 
 

6.48. Queen’s Walk is long and narrow and in order to break up this long vista, a diagonal 
pattern of grey and red/brown paviours is proposed.  These would echo the 
proportions and style of the Hexagon theatre.  A greyer area is proposed in the area 
in front of the Fountain House entrance to indicate a changing space between that 
and the courtyard to the student block opposite.  Although red paviours are part of 
the town’s identity (and associations with bricks and tiles) the Town Centre Public 
Realm Strategy (TCPRS) advises that the over-use of red paviours is competing in 
the town centre and advises a general restraint on their over-use.  But here there 
are no red-brick buildings and the red makes for a pleasing contrast. 
 

6.49. The TCPRS suggests that Queens Walk could be a pilot area to test different pop-
up activities and it is clear that innovative public realm design is needed here to turn 
this into an attractive street.  This will be partially assisted by the inclusion of the 
new shopfront units which should lead to restaurants and cafés spiling out onto the 
new paved areas and the redeveloped Hexagon, enlivening the street.  Given the 
narrow width, the detailed street furniture, planting beds, etc, will need to be carefully 
executed, particularly given the need for vehicular access for servicing and 
emergencies. 
 

6.50. Queens Walk will always be a more purposeful thoroughfare and the intention of the 
indicative design is to produce a sort of blended animated pedestrian street.  This 
means that the public realm will have to be very adaptable and multi-purpose.   
 

6.51. Primarily, additional greening is required in Queens Walk, to soften the street and 
help to mitigate the visual impact of the tall buildings which will be produced.  
Officers have given acknowledgement to emerging Local Plan Policy EN19 (Urban 
Greening Factor) and recommend that a ‘nature-first’ approach is applied to the 
landscaping here.  This will be challenging, given the nature of the podium, however, 
the applicant’s indicative landscaping proposals show trees and shrubs in the centre 
of the street and these will need to be either in surface planters or in tank planters 
set into the podium.  (If the podium needs to be replaced, this would give more 
opportunity for the latter).  The increase in canopy cover would help to combat the 
effects of climate change and meet the aims of the Tree Strategy and the paucity of 
canopy cover in Abbey Ward.  Although the podium presents engineering 
challenges, efforts need to be made to incorporate SUDs schemes too.  Such 
landscaping installations should also work harder than just providing amenity 
planting, though, and species should be carefully selected to ensure they are native, 
good for wildlife, wildflower-friendly, possibly even providing herb gardens.  These 
should not be just amenity spaces for passers-by as officers are recommending that 
the leisure needs of the residents are also provided in the street, in the form of ‘play 
on the way’ type play equipment and playful public art.  Other street furniture 
(lighting, benches, bins, bike stands, etc.) should build on the playful theme and 
provide a much more natural setting to the current austere, hard-surfaces.   
 
Dusseldorf Way 
 

6.52. The diagonal paving theme would continue along Dusselfdorf Way.  The space 
outside the Hexagon is a key node and the surfacing in this area should 
acknowledge this point and act as a way finder.   

6.53. Dusseldorf Way will eventually connect to the Minster Quarter scheme but, as there 
is still no planning application for that site, if planning permission for this 



redevelopment of Broad Street Mall is granted it is likely to be developed ahead of 
any redevelopment of Minster Quarter.   
 

6.54. In terms of implementation, the whole of the present podium known as Dusseldorf 
Way, as far as the ramp down to Hosier Street, will need to be removed (as part of 
the application scheme) and completely rebuilt.  This has two main advantages.  
First, it may allow more integrated landscaping into a wider and grander new street.  
Secondly, it means that this application is proposed to deliver the entirety of the 
width of the new street, until such time as the Minster Quarter development comes 
forward.  However, in doing so, there will need to firstly be a comprehensive 
intermediate hoarding scheme and thereafter a seamless transition to the 
neighbouring development. 

 

 
 
6.55. Much of the principles discussed above in relation to Queens Walk also apply to 

Dusseldorf Way.  The proposed public realm and landscaping scheme includes the 
retention of all existing trees on Dusseldorf Way/Hosier Street. These trees are 
large, attractive specimens, and their retention in this area of low canopy cover is 
very important, and would positively contribute to the wider public realm.   
 

6.56. A Public Art Strategy has also been submitted, and demonstrates that the applicant 
would work with key local stakeholders to deliver public art in the public realm. The 
applicant has provided three options from local artists, which all provide some 
community improvement aspect in terms of useable art, and a method of selecting 
the public art to be used, implementation and maintenance would be secured 
through the legal agreement.  
 

6.57. The improvement of the area needs to extend into the night-time and evening and 
vitality and security are important factors.  Streetlighting will need to be carefully 
considered.  CCTV camera coverage is currently good but will be disturbed in the 
construction period, therefor a strategy for their location and management both in 
construction and within the final development, is required, via condition. 
 

6.58. The proposed Public Realm improvements are considered to be extensive and 
detailed, providing an indicatively suitable basis for a suitable and deliverable 
scheme if this proposal came forward in isolation. The public realm proposals would 
link into the proposed retail units and residential entrances, providing an active 
frontage on both Dusseldorf Way. The public realm proposals themselves would 
produce an increase in greening and softening this urban environment, particularly 
on Queens Walk, and would significantly improve the appearance of the public 
realm in this part of Reading. It would link with forthcoming developments, including 
at Minster Quarter and the Hexagon, ensuring access is maintained and improving 
movement through this area.  The improvements to the public realm are therefore a 



significant beneficial element of the application scheme and comply with local plan 
policy aims and the MQADF. 

 
6.59. The proposal would introduce a significant increase in planting and landscaping 

across the site and in the public areas. There are several large landscaping podium 
areas within the development, at 1st, 2nd, 8th, 17th, 24th and 27th floor levels, resulting 
in over 2,000sqm of landscaped amenity space. These areas would include lawns, 
play, living roofs, private terraces, trees and other planting. Given the nature of the 
site, new trees would be in planters within the landscaped areas.  
 

6.60. The Council’s Parking Service Manager has expressed reservations about the 
proposed roof top parking situation which is posed to be resolved and the 
combination of pergolas art and landscaping.  The borough council currently leases 
the BSM car park including the roof area and RBC would need to be in agreement 
as a public car park provider to these changes.  There is clearly a tension here end 
closing the section 106 agreement will need to require that a basic scheme to deliver 
can be achieved. 
 

6.61. The proposals would represent a significant improvement to the existing 
arrangement, and would result in a significant increase in tree cover, planting and 
landscaped areas. Conditions are recommended to secure an Arboricultural Method 
Statement, Landscaping details and a Management Plan to ensure that the 
proposed landscaping is implemented and managed appropriately.  
 
Ecology 

 
6.62. Policy EN12 requires development to provide a net gain in biodiversity wherever 

possible. The existing site is of limited ecological value due to the existing built form. 
The application was submitted prior to the National mandatory BNG requirements.  
The applicant has provided an ecology report which concludes that the development 
is unlikely to affect protected species or priority habitats once precautions are put in 
place for nesting birds. Some parts of the site were found to have a moderate 
suitability for roosting bats, however, multiple emergence and re-entry surveys were 
undertaken which found no evidence of roosting bats. The Council’s ecologist 
advises that the proposals would not have any significant impact on existing 
habitats, subject to precautions for nesting birds, as per the submitted information. 
 

6.63. Given the paucity of existing habitat within the application site, the proposal (subject 
to final details) is able to create a 463% Biodiversity Net Gain, through the 
introduction of the following habitats: 

• Biodiverse Green Roof (814sqm) 
• Intensive Green Roof (134sqm) 
• Shrub Planting 
• Urban Trees 
• Ornamental Hedges (142m) 

 
6.64. Given the significant uplift in biodiversity, the proposals would far exceed the 

requirements set out in Local and National Policy, and would be secured through 
conditions. The introduction of such an increase in biodiversity tin his central, urban 
site would be considered a positive benefit of the proposals when weighed in the 
planning balance.   

 
Leisure and Recreation 

 



6.65. Local Plan policies EN9, EN10 and H10 require the leisure needs of residents to be 
met.  This is a very urban location and there will be a range of household needs for 
outdoor leisure provision, including a significant proportion of family accommodation 
and three bed flats. 
 

6.66. As set out above, private amenity space would be provided in the form of upper 
podium level roof gardens, roof terraces and some balconies, which is welcomed. 
The improvements to the public realm surrounding the site are also beneficial in this 
regard and officers are recommending that the usual leisure requirements, 
important though they are, in this instance be channelled into improving the 
immediate public realm instead, as described above.  
 
V. Quality of accommodation 
 
 
 

 
 
Layout of accommodation, Level 01 (car park roof level) 
 

6.67. Policy H5 (Standards for New Housing) seeks that all new build housing is built to 
high standards. In particular new housing should adhere to the Nationally prescribed 
space standards, water efficiency standards above the Building Regulations 
requirements, zero carbon homes standards (for major schemes) and provide at 
least 5% of dwellings as wheelchair user units. Policy CR6 does allow for residential 
development within the town centre to provide units below the Nationally Described 
Space Standards. Policy EN16 (Pollution and Water Resources) seeks to protect 
future occupiers from the impacts of pollution. Policy H10 (Private and Communal 
Outdoor Space) seeks that residential developments are provided with adequate 
private or communal outdoor amenity space.  
 

6.68. All units within the scheme would meet the Nationally Described Space Standards, 
ensuring that an appropriate amount of floorspace is provided for future residents. 
Furthermore, all units are designed to be wheelchair-adaptable or accessible. Dual 
stair cores have also been provided to comply with current Fire Safety legislation 
requirements. 

 
6.69. The width of the towers mean that there would be 58 single-aspect, north facing 

units (9% of the total). Whilst these units would not have an optimal outlook in terms 
of limited sunlight penetration, the high density town centre nature of the site will 
mean that it is not uncommon for some of the units falling short. The applicant has 



submitted a daylight/sunlight report which has been assessed on behalf of the LPA, 
and demonstrates that 82% of habitable rooms would exceed the BRE’s 
requirements, with the majority of the remainder of the rooms being within 20% of 
the BRE 2022 guidance.  As a BTR development, users also have access to good 
quality internal and external amenity areas too. 

 
6.70. The units within the scheme would benefit from appropriate levels of privacy, with 

the distances between towers 22.5m at the closest point, across the communal 
amenity areas. This would be an adequate separation distance which would satisfy 
Local Plan requirements. Units which would be adjacent to amenity areas all benefit 
from significant privacy buffers in the form of planting and private terraces (details 
to be secured by condition). 
 

6.71. Balconies are proposed for units up to the 8th floor on each building, with additional 
communal roof terraces across several floors for a total of 1,920sqm of external 
amenity space. This would be complemented by 1,635sqm of internal amenity 
provision for residents, in the form of lounges, games rooms, co-working space, a 
gym and bookable suites. Overall, the amenity provision is considered acceptable 
and would provide an appropriate level and quality of amenity space for residents 
in this town centre location. 
 

6.72. The applicant has submitted a noise assessment which demonstrates that the future 
residents would be adequately protected from noise pollution through appropriate 
sound insulation. Several concerns relating to noise between uses within the 
building were raised by the RBC Environmental Protection Team (e.g. 
sound/vibration transmission between the gym and residential uses). The applicant 
has agreed to conditions to secure further information relating to noise mitigation 
between these uses. Overall, it is considered that future residents’ living conditions 
would be acceptable in terms of noise. 

 
6.73. The appearance of the upper podium level car park has also been carefully 

considered by officers. The proposed residential units and the communal amenity 
space at deck level is directly adjacent to the existing car park on the roof of the 
Mall, with the majority of views from residential units across the proposed amenity 
space or outward looking from the site. Some units would look directly onto the car 
park to the north, with some units having this as their only outlook aspect. This would 
be most immediate at the lower levels. The applicant has recognised that this 
outlook is not desirable/ideal and has agreed to a condition which would require 
them to submit a feasibility study and carry out works to the car park roof where 
necessary and possible. The applicant has provided some indicative images of what 
may be possible, including the use of pergolas, planting and artwork to improve the 
appearance of the car park for residents facing north. A feasibility study would be 
secured by condition. 
 



 
 

6.74. It should also be noted that in this BTR scheme, typical tenancies are some three 
years or so and the units most affected are a proportion of the one-bed units.  Given 
that these could be the most transiently occupied and as one-bed units, the 
residents may be more reliant on communal facilities as well, these are considered 
to be partially mitigating factors to what would otherwise be a considerable shortfall 
in amenity standards.  
 
Wind and microclimate 
 

6.75. An assessment of microclimate/wind impacts of the proposed development on 
future occupiers (and also nearby occupiers and future users of the area), was 
submitted with the application. This demonstrates that with the proposed 
development in place, the wind microclimate in the public realm at ground level 
would remain suitable for the planned uses. The wind comfort at elevated levels, in 
particular, the external amenity areas, would be acceptable and additional planting 
has been proposed to ensure that the microclimate is suitable. This planting has 
been included in updated landscaping proposals, which would be secured by 
condition. This has been reviewed and its findings are considered to be reasonable 
and robust within the boundaries of best practice for wind microclimate assessments 
within the UK and relevant components of the corresponding local plan policies. 
 

6.76. In summary, although some aspects of the proposal would produce some shortfalls 
in amenity, particularly in respect of outlooks and light for some units, overall it is 
considered that the proposals would provide a high standard of amenity for future 
occupiers.  

 
vi Unit mix  

 
6.77. Policy CR6 (Living in Central Reading) seeks as a guide that residential 

developments within the town centre area should incorporate a maximum of 40% of 
1 bedroom units and a minimum of 5% of 3 bedroom units. 

 
6.78. The proposed scheme would have a unit mix as below: 

Type Total 
1 bedroom  298 (46.2%) 
2 bedroom  297 (46.1%) 
3 bedroom  49 (7.6%) 



Total 643 (100%) 
 

6.79. This unit mix does not meet the guideline in Policy CR6 for unit mix, with an over-
provision of one bedroom units, at the expense of two bedroom units. However, the 
proposals would also exceed the 5% requirement for three bedroom units and 49 
three bedroom dwellings in a single development is over-delivering on a key aspect 
of the MQADF in that it is providing larger family-sized accommodation within the 
central area and attempting to redress, to a certain extent, the loss of such 
accommodation which has occurred in the central area. On balance, whilst it is not 
considered that the over-provision of one bedroom units is harmful, it does not fully 
meet the policy aims. Therefore, it is considered that the unit mix is neutral in terms 
of the planning balance. 

 
vii Affordable Housing 

6.80. Local Plan Policy H3 requires development to make an appropriate contribution 
towards affordable housing to meet the needs of Reading Borough. For this Major 
development, 30% of the total dwellings are expected to be provided as affordable 
housing, with the expectation being on site provision, and this requirement has been 
continued and augmented in the emerging Local Plan Partial Review. If proposals 
present an offer which falls short of the 30% policy requirement, then the developer 
must clearly demonstrate the circumstances justifying a lower contribution through 
an open-book viability assessment. Additionally, the supporting text to Policy H4 
(Build to Rent Schemes) (at para. 4.4.31) clarifies that “The Council will expect rental 
levels for the affordable housing or Affordable Private Rent housing to be related to 
Local Housing Allowance (LHA) rate levels (including service charges) and be 
affordable for those identified as in need of affordable housing in the Borough. The 
Council will expect such housing to remain affordable in perpetuity”. 
 

6.81. The applicant has confirmed that the following affordable housing amount and mix 
is proposed to be provided on site: 
 

Type Market Affordable Total 
1 bedroom  271 27  298 (46.2%) 
2 bedroom  266  31  297 (46.1%) 
3 bedroom  42  7  49 (7.6%) 
Total 579 (89.9%) 65 (10.1%) 644 (100%) 

 
6.82. All of the units would be rented at no more than the Local Housing Allowance (LHA) 

cap, and would be spread throughout the scheme. However, as this amount of 
affordable housing falls short of the policy requirement, the applicants have 
submitted a viability assessment to justify the shortfall. 
 

6.83. It is a requirement within Policy H3 (as proposed to be adopted within the Partial 
Review of the Local Plan) that the proposal includes a Deferred Payment 
Mechanism, which would ensure that in the future, if any positive gains were made 
in viability due to lower construction costs and/or an expected uplift in values, the 
developer would pay an enhanced further contribution. The ‘cap’ for these 
contributions would be equivalent to the Gross Development Value derived 
maximum contribution for the development which could mean that the equivalent 
financial contribution of 30% affordable housing could be achieved. 
 

6.84. The Housing Development Team were consulted as part of the application and 
although the proposal cannot provide policy compliant levels of affordable housing, 



they agree that the mix and tenure of the proposed affordable units to be provided 
on site is acceptable. 
 

6.85. In accordance with the Affordable Housing SPD and Policy H3 (as proposed to be 
amended), an agreed Deferred Payment Mechanism has also been agreed.  There 
is more detail on this in the S106 Legal Agreement section below. 
 
viii Neighbour amenity 

 
6.86. Policy CC8 (Safeguarding Amenity) and CR6 (Living in Central Reading) seek to 

protect the amenity of existing surrounding occupiers. Policy EN16 (Pollution and 
Water Resources) seeks to protect surrounding occupiers from the impact of 
pollution. Policy CR10 (Tall Buildings) also seeks that that new development 
ensures adequate levels of daylight and sunlight are able to reach buildings and 
spaces within the development and avoid significant negative impacts on existing 
residential properties and the public realm in terms of outlook, privacy, daylight, 
sunlight, noise, light glare and night-time lighting.  
 

6.87. The application site is separated from the majority of existing nearby residential 
properties by roads or Queens Walk which is primarily used by pedestrians. There 
are no directly adjacent residential uses to the site, given its position set away from 
other properties with sensitive uses.  
 
 

Daylight, sunlight and overshadowing 

6.88. The applicant has submitted a daylight, sunlight and overshadowing report with the 
application, which has been reviewed by officers. The following properties were 
identified as potential sensitive receptors: 
 

• 40-42 Oxford Road 
• 38 Oxford Road 
• McIlroys Building 
• 61-62 St Mary’s Butts 
• 59-60 St Mary’s Butts 
• 58 St Mary’s Butts 
• 57 St Mary’s Butts 
• 55-56 St Mary’s Butts 
• Reading Minster 
• 2-6 Castle Street (The Horn public house) 
• 8 Castle Street 
• St Mary’s Church, Castle Street 
• 16 Castle Street (The Sun Inn public house) 
• 15 Queens Walk (Queens Court) 

 
6.89. In terms of daylight, the report makes two assessments. The first is of Vertical Sky 

Component (VSC) which measures the percentage of the total unobstructed view 
that is available once the development is placed within the view, calculated from the 
centre of a window, measuring the amount of light available following the 
introduction of the new buildings. The other assessment relates to No Sky Line 
(NSL). The NSL divides those areas of the room which can receive direct sky light 
from those which cannot. If a significant area of the room lies beyond the NSL (i.e. 



it receives no direct sky light), then the distribution of daylight in the room will be 
poor. 
 

6.90. With regards VSC, 691 windows serving 366 rooms within the 14 nearby properties 
were surveyed. 626 (91%) of the windows surveyed would meet the BRE Guidelines 
in terms of Vertical Sky Component (VSC), with 670 (97%) of windows either 
meeting the VSC requirements or only experiencing a Minor Adverse effect. 18 (3%) 
windows would experience a Moderate Adverse effect, and 3 (>1%) would 
experience a Major Adverse effect. In terms of NSL, 356 (97%) of the 366 rooms 
assessed would meet the BRE criteria, with 7 (3%) experiencing a Minor Adverse 
effect according to the BRE guidance. It was concluded by the report, and has been 
agreed by officers, that the following properties would not experience a noticeable 
change in levels of daylight: 
 

• 40-42 Oxford Road 
• 38 Oxford Road 
• 61-62 St Mary’s Butts 
• 58 St Mary’s Butts 
• 57 St Mary’s Butts 
• 55-56 St Mary’s Butts 
• Reading Minster  
• 8 Castle Street 

 
6.91. The remaining six properties would experience noticeable effects in relation to 

daylight. However, 2-6 Castle Street is a vacant public house, St Mary’s Church is 
a place of worship and 16 Castle Street is also a public house, and so are not 
sensitive uses and so there would be no unacceptable impact. The remaining three 
properties include residential use or student accommodation and are assessed in 
detail below. 
 

6.92. The McIlroys Building is to the north of the site on the northern side of Oxford 
Road. It has commercial uses at ground and first floor, with residential above. 189 
(96%) of windows assessed on this building would meet the BRE criteria for VSC, 
with 8 (4%) windows would fall below the BRE VSC criteria by between 20% and 
29.9%, which is considered a ‘minor adverse effect’. In terms of NSL, 100% of the 
rooms would meet the BRE criteria. 

 
6.93. 59-60 St Mary’s Butts is to the east of the site on the eastern side of St Mary’s 

Butts. It has a commercial unit at ground floor, with residential units above. All 6 
windows would meet the BRE criteria for VSC. With regards NSL, 5 of the 6 rooms 
would meet the BRE criteria. The room which falls below the BRE criteria 
experiences alterations which are considered to be a Minor Adverse effect. The 
room itself is however, approximately 8m deep. Where rooms are greater than 5m 
deep and lit from one side only, the BRE Guidance allows for greater movement of 
the NSL. 
 

6.94. 15 Queens Walk (Queens Court) is to the west of the site on the western side of 
Queens Walk. It is in use as student accommodation, with each window serving a 
student study bedroom. 242 (83%) of the 293 windows would meet the BRE criteria 
for VSC. Of the 51 windows that fall below the criteria, 30 would experience a Minor 
Adverse effect, although 15 of these would retain a VSC between 15% and 19%, 
which is considered appropriate in an urban location. 18 windows would experience 
a moderate adverse effect, with the remaining 3 windows experiencing a Major 
Adverse effect. In terms of NSL, 219 (97%) of the rooms would meet the BRE 



criteria. 4 (2%) rooms would experience a Minor Adverse effect, with 2 (1%) rooms 
experiencing a Moderate Adverse effect.  
 

6.95. In terms of sunlight, ten of the above properties were considered appropriate for 
assessment. Those excluded are directly to the south of the site (2-6 Castle Street, 
8 Castle Street, St Mary’s Church and 16 Castle Street) and are not assessed for 
sunlight due to their orientation compared to the proposal, in accordance with the 
BRE Guidance. Of the remaining ten properties, 243 rooms were assessed. 238 
(98%) of rooms would meet the BRE criteria for annual sunlight penetration. All 
rooms assessed would meet the BRE criteria for winter sunlight. The only property 
which does not meet the BRE criteria for sunlight is 15 Queens Walk, and this is 
discussed below. 
 

6.96. 15 Queens Walk (Queens Court) is the student accommodation block described 
above. 129 rooms were assessed, with all rooms meet the criteria for winter sunlight. 
124 (96%) meeting the BRE criteria for total sunlight. The remaining 5 (4%) of rooms 
would experience a Major Adverse effect.  
 

6.97. Overall, there are three buildings on which the proposal would have an adverse 
impact in terms of daylight and sunlight. The McIlroys Building and 59-60 St Mary’s 
Butts would experience a Minor Adverse impact as a result of the proposals. 
However, the buildings are in an urban environment and can expect some minor 
changes to daylight/sunlight where development occurs. The changes to 
daylight/sunlight in this case is considered to be minor and would be commensurate 
with suitable changes in the urban environment, especially where major 
development proposals are envisaged by planning policy. It is not considered that 
this impact would be significantly harmful to the amenities of this property. 
 

6.98. Queens Court would experience a more significant impact as a result of the 
proposals. However, the building is not permanent residential and is in use as 
student accommodation and offers either 44 or 51 week tenancies. Short stays at 
the site (as short as a week) are also offered. These arrangements indicate that 
there is some turnover of tenants within the building, and although there are some 
short stays, many of the tenants are likely there for a year, but may stay longer if 
tenancies are available. Although each student has their own bedroom, there are 
numerous other amenity facilities within Queen’s Court, including communal 
kitchens, a gym and fitness studio, cinema room, games rooms and study areas, as 
well as external courtyard amenity space. This allows residents other spaces to use 
other than their study-bedrooms which are most affected by the proposals. Given 
this, it is considered that whilst the impact on the identified rooms and windows is 
significant in places, the nature of the use of the building is such that this is 
considered suitable, due to the nature of occupancy. 
 

6.99. In terms of overshadowing of open spaces, an analysis was undertaken for the six 
public open spaces that have been identified around the development. These 
spaces are Oxford Road at the junction of St Mary’s Butts, St Mary’s Butts, Reading 
Market, two areas of Hosier Street and Queens Walk. Of these spaces, five would 
achieve the recommended two hours of sunlight to over 60% of the areas, which is 
in excess of the BRE criteria (which is 50%). The space which does not meet the 
criteria is Queens Walk, which would receive two hours of sunlight in 33% of the 
space. However, it should be noted that the current space would receive two hours 
of sunlight on 44% of the space, and as such, the additional impact of the 
development is relatively minor. Given the nature of the space, predominantly as a 



thoroughfare, and the minor adverse impact, it is not considered that there would be 
a significant degree of harm as a result of overshadowing to public areas. 
 
Other impacts on neighbours’ amenity 

6.100. Given the distances to the nearest residential uses (at least 100 metres in all cases), 
it is not considered that the proposals would result in any loss of privacy for existing 
residents. The site is closer to 15 Queens Walk, the student accommodation, but 
due to the offset nature of the tower compared to 15 Queens Walk, there would be 
no direct overlooking across Queens Walk, and the buildings would be separated 
by at least 20 metres. 
  

6.101. Although the proposal is significant in terms of its height and scale, and would be 
visible from nearby residential properties, the distances would ensure that it would 
not appear directly overbearing to these properties. It is in closer proximity to the 
student accommodation, and would have a greater impact, however, given the site 
is in an urban area and the nature of the use at 15 Queens Walk, it is not considered 
that this would be an unacceptable impact., especially when compared to the 
previously approved scheme.  
 

6.102. The increase in activity at the site would be significant due to the introduction of 
such a high number of residential units. However, due to the nature of the site, in 
the town centre, it is not considered that there would be any undue increase in noise 
or disturbance for existing neighbours, especially given the distances involved.  
 

6.103. Overall, whilst the proposal would result in some impacts on neighbouring living 
conditions, particularly with regard to daylight and sunlight at 15 Queens Walk, the 
nature of the site in an urban location and the other mitigating factors discussed 
above would ensure that any harm would be minimal and overall, appropriate. 
 

6.104. An immediate neighbour is the Hexagon Theatre, itself soon to undergo significant 
re-construction and extension to ensure its long-term viability and further animation 
to the Minster Quarter area and Queen’s Walk.  The new residents of the BSM 
development will no doubt be exposed to some break-out noise from performances 
from time to time and disturbance at podium level from patrons.  However, this is to 
be expected in an urban area and officers advise that the ‘agent of change principle’ 
(as set out in the NPPF) is invoked here and the residents would be expected to 
acknowledge and to a certain degree, accept such impacts as part of high-density 
urban living.  The vertical break between the theatre and the lowest level of flats in 
the towers should also help to alleviate such impacts.  There will be disturbance to 
the theatre’s operation during the long construction period.  In a transport sense, 
access will be maintained to the Hexagon, but in terms of construction noise and 
disturbance to the operation of the theatre, this may be a matter to be resolved 
between the respective developers as it is not a planning matter (as no residential 
amenity would be involved).  
 
ix Transport 

6.105. Policy TR1 of the Local Plan requires developments to promote and improve 
sustainable transport. Policy TR3 states that consideration will be given to the effect 
of a new development on safety, congestion and the environment. Proposals should 
provide acceptable access to the site and ensure that there would not be a 
detrimental impact on the functioning and safety of the transport network. Policy 
TR5 states that development should provide car parking and cycle parking that is 



appropriate to the accessibility of locations within the Borough to sustainable 
transport facilities, particularly public transport.   
 
Pedestrian and cycle access 

6.106. The proposal would provide pedestrian and cycle access to the residential 
entrances from Dusseldorf Way, with each tower having its own entrance. 
Dusseldorf Way will also provide pedestrian access into the proposed retail units, 
which would have an access corridor to the rear for servicing. A main pedestrian 
entrance to the existing Mall would be retained from Dusseldorf Way. A new 
pedestrian car park entrance is also proposed on Queens Walk, replacing the car 
park entrances on Dusseldorf Way. 
  

6.107. The scheme would also provide improvements to the pedestrian and cycle 
environment between Hosier Street and Dusseldorf Way, removing steps and 
making a more level access, widening the route. In order to undertake this work, 
changes to the pay and display bays in this location would be required, to be 
secured through a (separate) Traffic Regulation Order, and in the s106 and s278 
legal agreements. This improvement in the pedestrian and cycle environment 
combined with the wider resurfacing works on Dusseldorf Way and Queens Walk 
would represent a benefit of the scheme. 
 
Vehicular access 

6.108. Queens Walk is pedestrianised with limited vehicular access but the landscaping 
proposals are suitable in showing sufficient space for emergency access.  
  

6.109. To facilitate construction of the proposed development, the existing car park ramps 
are proposed to be demolished, removing access to the public car park and 
requiring its closure. A new car park ramp is proposed to be constructed, with 
access from the A329 IDR as well as Castle Street, as existing. Vehicle tracking and 
gradients for the ramps has been submitted and is acceptable. Some changes to 
the road layout at basement level is required to facilitate this change.  Following 
redesigns, these changes now work for all affected uses at basement level (BSM, 
Hexagon theatre, Penta hotel). 
 

6.110. Pedestrian access within the development is now suitable.  A detailed construction 
programme is required to ensure this development does not impede other proposals 
or the use of the car park. This would be secured through a condition. 
 
Servicing 

6.111. Servicing and delivery would take place from the existing basement service yard. 
Access would remain as existing from the A329 IDR, with a secondary access from 
Castle Street. The service yard would be reconfigured to provide dedicated areas 
for residential and retail elements of the scheme. This arrangement is considered 
acceptable. 
 

6.112. A Waste Management Strategy was submitted alongside the application, which has 
been reviewed by the waste management team. The bin provisions, layout, and 
frequency of collections are considered to be acceptable. 
 

6.113. Officers have also considered the extent to which the restaurants which are 
proposed to front Queens Walk and Dusseldorf Way are likely to attract powered 
cycles and mopeds as part of ancillary delivery functions.  These vehicles should 



be dissuaded from using the public realm and the applicant agrees.  It is proposed 
that there should be a marshalling area for these in the Hosier Street area and a 
condition is recommended. 

 
Highway Impacts 

6.114. The proposal would introduce a mixed-use scheme in a town centre location. The 
retail provision would be similar to the existing, so no additional assessment would 
be required for the commercial uses. The residential aspect of the scheme would 
result in an increase in vehicular movements, so this aspect has been fully 
assessed. 
 

6.115. The proposal would result in an increase in trips, however, the vast majority (82.5%) 
of trips are forecast to be made by non-car modes through limiting the provision of 
on-site car parking for future residents. Furthermore, due to the proposed reduction 
in car parking spaces at the existing car park, there would be a reduction in vehicle 
trips at the site. Overall, it is considered that the proposal would not have a 
significant impact on the road network. 
 
Car parking 
 

6.116. The existing car park has a total of 784 spaces across three levels. The proposal 
would reduce the capacity of the car park by 331 spaces, to a total of 453 spaces, 
of which 100 would be available for new residents. The applicant has undertaken 
parking demand analysis for this car park and four other town centre car parks to 
establish the occupancy and parking demand. This has shown that the combined 
maximum demand would not exceed the total number of spaces provided across 
the town centre car parks during both the construction phase and once the proposed 
scheme is complete. Furthermore, the Council’s Parking Policy provides maximum 
levels of car parking spaces, but no minimum requirements. The evidence provided 
by the applicant, combined with the established policy position demonstrates that 
the reduction of public car parking spaces is therefore considered acceptable. 
  

6.117. The proposal would be predominantly ‘car-free’, and have access to 100 spaces 
within the existing car park (1 space per 6.5 units). No detail has been provided 
showing how this would be managed, and so a Parking Allocation and Management 
Plan would be required prior to the commencement of development, secured 
through the legal agreement, as it would require consent from RBC as the operator 
(lessee) of the existing car park. Furthermore, a car club is proposed to be secured 
through the legal agreement, for use by future residents. 
 

6.118. Overall, the proposals are considered acceptable with regards car parking provision 
and arrangements and comply with the RBLP transport policies and the Parking and 
Design SPD. 
 
Cycle parking 

6.119. The Council’s adopted cycle parking standards require 347 spaces to be provided 
for future residents. The applicants have provided this amount in full in the form of 
two tier ‘Josta’ style (space-saving) cycle parking stands in an appropriate layout. 
The store would be secure and consolidated within the ground floor of Block D, with 
easy access from Dusseldorf Way and Hosier Street. This arrangement is 
considered acceptable.  However, as Block D phasing does not come during the 
earlier stages of occupation the detail of interim arrangements is being clarified with 
the applicant. 



 
6.120. As part of the public realm improvements, thirty cycle parking spaces (in the form of 

15 Sheffield stands) would be provided for public use. This is acceptable and would 
be secured by condition.  As discussed above, the final design of these should be 
high-quality, in keeping with the new image for the public realm. 
 

6.121. Overall, following the attention of the applicant to a number of detailed areas -in 
particular basement servicing – the application is considered to be acceptable in 
transport terms. 
 
x Energy and sustainability 

6.122. Local Plan Policy H5 ‘Standards for New Housing’ requires that all new-build 
housing is built to high design standards. In particular, new housing should adhere 
to, water efficiency standards in excess of the Building Regulations, zero carbon 
homes standards (for major schemes), and provide at least 5% of dwellings as 
wheelchair user units. Policy CC2 (Sustainable Design and Construction) and Policy 
CC3 (Adaption to Climate Change) seeks that development proposals incorporate 
measures which take account of climate change. Policy CC4 (Decentralised 
Energy) requires developers to consider inclusion of decentralised energy 
infrastructure, in particular any development of more than 20 dwellings and/ or non-
residential development of over 1,000 sq m shall consider the inclusion of 
decentralised energy provision, within the site, unless it can be demonstrated that 
the scheme is not suitable, feasible or viable for this form of energy provision. 
 

6.123. The proposal would use high standards of insulation, on-site renewable energy 
generation and low carbon technologies to achieve a BREEAM Excellent rating in 
the non-residential elements of the buildings. It is proposed to use photovoltaic 
panels and mini air source heat pumps to achieve a 69.3% reduction in CO2 
emissions, with the remainder reduction to net zero captured by a financial 
contribution (calculated at £1,800 per tonne of CO2) to the Council’s Carbon Levy.  
 

6.124. However, the adopted local plan policies and SPD also require that Major 
applications assess and consider all possibilities for maximising potential for 
decentralised energy. This is principally set out in Policy CC4 (Decentralised 
Energy) and amplified by the Sustainable Design and Construction SPD.  It is critical 
in terms of the most major redevelopment schemes in the central Reading area that 
they are exceptional not just in terms of their architecture, design and liveability, but 
also that the maximum opportunity is provided to future proof them in terms of 
sustainability and energy consumption, as far as possible. 
 

6.125. The first part of Policy CC4 requires developments to have considered ground 
source heat pumps (GSHPs) which rely on underground coils or boreholes to extract 
latent heat from the ground. In this instance the Council’s Energy Manager advises 
that this is currently being undertaken close to the application site, under the 
Hexagon theatre building.  The Minster Quarter scheme is also likely to be coming 
forward with a GSHP scheme.  Whilst the application site is not suitable for GSHP 
itself due to the nature of its design, it may be able to plug into neighbouring 
schemes, such as at Minster Quarter, in the future.   
 

6.126. At the outset of this application, the development was indicating that a communal 
ASHP system would be used.  This is a ‘wet’ system and the advantage of this is 
that it would be compatible with a district heating system in the future.  However, 
the applicant then cited construction cost issues and instead reverted to essentially 
a dry system (using mini ASHPs to heat hot water in each flat with electric panel 



heaters).  The concern that the Council’s Energy Manager has with this 
arrangement is that in order to be able to have the ability to connect to the district 
heating system, a large, communal ASHP system would need to be in place as 
individual ASHPs would not be connectable. The BTR nature of the development 
would appear to make the incorporation of a communal heat pump easier to 
manage, as the building management arrangement is ongoing and there would be 
no leaseholders.  
 

6.127. As well as the advent of the Borough’s district heating system, the Energy Manager 
advises that the Government is looking to introduce Heat Network Zoning 
Regulations. Therefore, irrespective of planning policy, national law may require 
such developments to connect to heat networks. 
 

6.128. But such a communal system would involve pipework between the pump which is 
likely to be towards the upper levels of the building and the connections to the 
network in the ground. Importantly, the connections and the system need to be 
compatible.  The applicant’s concern is that a potentially costly communal ASHP 
system would need to be installed and this additional cost would have viability 
implications for the delivery of this scheme.  
 

6.129. The proposals demonstrate a 65% reduction in CO2 emissions over Part L of the 
Building Regulations and the carbon offset will bring the emissions to a neutral level.  
 

6.130. The policy wording asks for the opportunity to be examined.  In summary, officers 
advise that the likely building of the district system directly adjacent to this proposed 
major regeneration project are not sufficiently closely aligned in terms of timing and 
proximity at this point.  It would also be unreasonable to require the development to 
be paused while the heat network rollout catches up.  However, there needs to be 
some synergy between the two build outs such that one does not unacceptably 
compromise the other.   
 

6.131. Following detailed dialogue between specialists for the applicant and the Council as 
described in the section above, it is regrettable that at the present time the 
opportunity to connect to a possible heat network at Minster Quarter is not 
considered to be feasible/requirable.  However, the applicant has agreed to a pause 
within their development process to check if technology has moved on to see if a re-
think of the heating energy system is required.  This is considered to be an 
appropriate compromise.  In accordance with the sustainable design and 
construction SPD, a zero carbon offset financial contribution would be secured in 
any event to secure the necessary energy targets.  The final wording of this aspect 
is still under discussion with the applicant and proposed wording will be set out in 
the Update Report. 
 

6.132. Overall, with the proposed high level of CO2 emission reduction including thermal 
efficiency, the financial contribution, the BREEAM Excellent rating and the proposed 
connection to the forthcoming Heat Network, the proposal is, on balance, 
considered to be acceptable in sustainability terms. 
 
xi Legal Agreement 

6.133. The overarching infrastructure Policy CC9 (Securing Infrastructure) allows for 
necessary contributions to be secured to ensure that the impacts of a scheme are 
properly mitigated.  The areas of mitigation have been carefully considered and 
agreed with the applicant before being presented to your meeting.  Below is a brief 
discussion on the purposes of each. 



 
6.134. There is considered to be a lack of any socio-economic data provided to 

demonstrate that this development will produce additional revenue or in any way 
cross-subsidise the existing retail mall in any sense, other than in increased footfall 
from the new residents.  Officers identify this as a particular area of risk and 
therefore little weight should be placed on the ability of the development to improve 
the condition of the Mall itself.   
 

6.135. This section of the report provides a brief overview of the reasoning for each of the 
section 106 contributions and obligations. 
 
Section 106 obligations 

6.136. Affordable housing: Policy H3 requires 30% on-site provision in Major schemes, 
although the Affordable Housing SPD advises the use of a deferred payment 
mechanism (DPM) in instances where the development, at the time of 
determination, cannot sustain the policy requirement level. 
 

6.137. Following extensive discussions and examination of the scheme viability, agreement 
with the applicant has been reached on the provision of an (initial) on-site affordable 
housing provision, equating to 10.1% and the delivery and mix of the units is 
considered to be reflective of the overall dwelling provision.  The figure of 10.1 
percent or 65 units has been arrived at following an open book viability discussion 
between the applicant and the council and has been agreed as being deliverable. 
 

6.138. Affordable housing deferred payment mechanism: via the open book viability 
discussion, it has been agreed that there would be two opportunities to potentially 
capture a policy compliant 30% (equivalent) affordable housing provision, on the 
basis that the development achieves better than expected returns. 
 

6.139. Public realm Queens Walk: the Recommendation sets out firstly a requirement to 
ensure that Queens Walk is structurally stable, and then to implement a public realm 
scheme which includes paving, lighting, drainage, shrubs and soft landscaping, 
ecological planting, children's play, and public art.  This is necessary to provide a 
suitable setting to the building and in the interest of public amenity.  
 

6.140. Public realm Dusseldorf Way: similar to Queens Walk, however the requirement 
is for the complete rebuilding of the Dussledorf Way podium in its entirety which 
continues on and links to the Minster Quarter land.   
 

6.141. Public art: an obligation will set out to the requirements for procuring and providing 
a public art strategy to be provided within the public realm areas above.  This will 
ensure that the art responds to its context and forms an integral part of the new and 
improved Queens Walk and Dusseldorf Way. 
 

6.142. Medical facility: the NHS has provided a justification for a person yield generator 
for the development which will result in a contribution towards medical services.  The 
intention is to provide a subsidised circa. 200 square metre GP surgery within the 
existing Broad Street Mall.  There are a series of obligations and ‘cascades’ to 
ensure that this is made available for the NHS ICB, and fall-back arrangements 
should this not happen.  The provision of the facility will provide a medium/long term 
GP surgery unit, either in association with or adjacent to the existing GP walk-in 
centre on the first floor of the Mall.  This is required to offset the additional impact 
on medical facilities as a result of the population increase via the development in 



accordance with Policy CC9 and emerging Policy H11.  Other developments in the 
central area may also contribute towards this facility (as may be appropriate to those 
developments’ individual circumstances and impacts). 

 
6.143. Transport: there are various transport obligations required to ensure that the 

development is supplied with the necessary transport infrastructure, including traffic 
regulation orders (TROs), section 278 agreement(s), a car club, car park 
management plan and various basement area works which require the agreement 
of the borough council as a signatory also. 
 

6.144. Heat network and energy: as discussed in the Energy and Sustainability section 
above 
 

6.145. Employment and skills plan: this would be secured either ‘in kind’ or via financial 
contribution at both the construction and end user phases in order to ensure suitable 
skills, training and job opportunities are provided within the borough. 
 

6.146. Build to rent restrictions: the Recommendation box includes a detailed list of BTR 
restrictions which are considered necessary and have been used for similar 
developments within the borough to ensure control over the BTR development, for 
instance, setting out suitable approaches to for nomination rights. 
 

6.147. Rooftop car park environmental improvements and management plan: this is 
required to ensure that the rooftop treatment can be provided in order to maximise 
amenity and outlook for the residents of the blocks and is necessary because the 
applicant does not have complete control of the car park and so, therefore the 
Council also needs to be a signatory. 
 

6.148. IDR bridging/decking environmental study: whilst it is accepted that this proposal 
of itself should not deliver this Minster Quarter Brief requirement, the clause would 
secure a feasibility study to assess the ability to deliver this aim and this is 
considered to be reasonable proportionate to this proposal.  
 

6.149. Monitoring section 106 costs/other: this section includes the s106 monitoring 
costs and for the cancels reasonable legal costs to be paid. 
 

6.150. Other obligations, as set out, are required in order to carefully control the delivery of 
the development and the trigger points and the details of the obligations themselves 
are considered to be necessary in order to provide a suitable development and 
deliver the various public benefits. 
 

6.151. These obligations are considered to be reasonable, necessary and related to the 
development and required in order to mitigate the negative impacts associated with 
the development.  They are considered to comply with government tests for 
obligations as set out in the national planning practice guidance (NPPG), they 
comply with the central infrastructure policy (CC9) and the Councils SPD on 
Planning Obligations and have been agreed with the applicant.  However, any 
matters of detail regarding the obligations/s106 package arising between now and 
your meeting will be set out in an Update Report.   

 
Other Matters 
 
Flooding 



6.152. The NPPF requires a risk-based approach to the planning process, seeking 
Sequential Tests in cases where sites are in vulnerable flooding zones. Local Plan 
Policy EN18 requires development to be directed to areas at lowest risk of flooding 
in the first instance.  The site is in Flood Zone 1, which is at the lowest risk of 
flooding. It is a brownfield site and largely impermeable. The applicant has 
submitted a Flood Risk Assessment and Drainage Strategy. This demonstrates that 
the risk of flooding is low/negligible. The Drainage Strategy proposes drainage 
solutions to allow for surface water runoff to be contained within the site, preventing 
flows off the site. The Drainage Strategy proposes blue roofs to ensure that a SUDS 
system reduces the amount of runoff as much as possible before discharging into 
the sewer network. This is still being assessed and further comment will be provided 
in the Update Report. 

 
Construction Impacts 

6.153. This major redevelopment proposal will have impacts on transport, air quality, 
noise/vibration, etc.  These matters are set out and quantified in the applicant’s 
Environmental Statement and a comprehensive Construction Method Statement, to 
cover all demolition, construction and environmental matters.  However, this was a 
high-level document on submission which has been overtaken by events, including 
the Hex Studio project and therefore a revised version will need to be submitted 
before construction commences and a condition is recommended.   
 

6.154. Construction phasing of the scheme itself is largely west-east, from Block A, then 
B, then C, then D, although there may be some overlap.  Officers are satisfied with 
this general arrangement, and the necessary obligations and public benefits have 
been designed accordingly, linked to the delivery of these blocks.  The transport and 
servicing-related aspects have been approved and are proposed to be controlled by 
obligations and conditions. 
 

6.155. The applicant has advised that the development will involve the temporary 
relocation of the public toilets on the 1st floor of the Mall.  A condition for details of 
this arrangement is also recommended. 
 
Archaeology 

6.156. Local Plan Policy EN2 requires developments to ensure that development does not 
have an unacceptable impact on archaeological remains, and for proposals to 
undertake appropriate safeguarding.  The applicant has submitted a desk-based 
archaeological assessment, which indicates that the site does not contain any 
heritage assets. It also determines that the site has a low probability of 
archaeological remains, given the extensive ground disturbance, particularly in the 
building of the Mall itself. A condition requiring investigations prior to 
commencement of development is recommended to ensure that appropriate 
measures are taken, as required. 

Equality implications 
 

6.157. Under the Equality Act 2010, Section 149, a public authority must, in the exercise 
of its functions, have due regard to the need to— 
• eliminate discrimination, harassment, victimisation and any other conduct that is 

prohibited by or under this Act; 
• advance equality of opportunity between persons who share a relevant 

protected characteristic and persons who do not share it; 



• foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it. 

 
6.158. The key equalities protected characteristics include age, disability, sex, gender 

reassignment, marriage and civil partnership, pregnancy and maternity, race, 
religion or belief, sexual orientation. It is considered that there is no indication or 
evidence that the protected groups have or will have different needs, experiences, 
issues and priorities in relation to this particular application. 
 

7. Conclusion and Planning Balance 
 

7.1. Although the previous planning permission has no weight in the planning 
assessment, it is accepted that the scheme for a taller, denser, tall building scheme 
which has a very low parking provision, is appropriate for this location and it would 
deliver significant dwelling units and contribute to meeting the targets in Policy H1.   
 

7.2. The mix of accommodation, including affordable housing, on balance, is considered 
to be acceptable.  The provision of a level of affordable housing at 10.1% on site 
(initially) is low, but suitable, given the economic circumstances of the development 
at the time of writing.  The agreement to a two-stage deferred payment mechanism 
is considered to be a notable benefit of the scheme and allows the development to 
be delivered, although the viability does not support a policy-compliant scheme.   
 

7.3. The development would substantially improve the public realm and built 
environment of a significant part of the town centre which is currently in a poor state.  
The improvements to the public realm immediately surrounding the site would be 
significant as a result of the proposals and can be considered a significant public 
benefit of the scheme. 
 

7.4. Although there is little evidence to support the applicant’s assertion that the proposal 
will increase footfall to the Mall itself, although the quality of the scheme, the 
updating of the Mall and the additional footfall/residential presence, is positive.  The 
proposals would include a significant improvement to local health facilities and this 
weighs positively in favour of the proposals in the planning balance. 
 

7.5. The height and scale of the proposals are considered to be acceptable in their 
context.  Whilst the proposal would result in identified harm to Heritage Assets, that 
harm is at the ‘less than substantial harm’ level. Moreover, the public benefits of the 
scheme above would weigh heavily in the application’s favour, resulting in an overall 
neutral impact.   
 

7.6. The delivery of all 643 flats to the National minimum space standards is considered 
to be a significant benefit.  However, 9% of the units (58) would have a relatively 
poor outlook, with a single, north-facing aspect and/or lack BRE compliant 
daylight/sunlight. Whilst this can be somewhat expected for dense, urban 
environments, overall it does not weigh positively in the planning balance.  However, 
In the context of its siting, there would be a very low impact on surrounding 
properties and open spaces in terms of light/overshadowing and privacy, which is 
positive.   

 
7.7. The proposal is considered to be satisfactory in terms of meeting policy 

requirements for energy and sustainability.  The current failure to be connectable to 
a heat network is regrettable, however, the agreement to a future feasibility study is 
welcomed.  The significant improvement in biodiversity, whilst easy to accomplish 



due to the lack of biodiversity on the existing site, is a low-level, positive benefit of 
the scheme 
 

7.8. Officers have considered the benefits and harm identified above, and weighed them 
in the planning balance, with regard to achieving the NPPF aims of economic, social 
and environmental objectives. It is considered that the redevelopment benefits of 
the proposal, in particular the provision of housing, a high-quality design, extensive 
public realm improvements and the various contributions to be secured in the legal 
agreement would outweigh the resultant harms identified. 
 

7.9. It is considered that officers have applied a suitable planning balance when reaching 
this conclusion.  As such, this application is recommended for Approval subject to 
completion of a legal agreement and relevant conditions. 
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BSM Appendix 1 application documents 
 
 

• Application Form and Ownership Certificates 
• CIL Form 
• Planning Drawings 
• Environmental Statement, including 

o EIA Methodology 
o Air Quality Assessment 
o Noise Assessment 
o Daylight, Sunlight and Overshadowing Report 
o Wind and Microclimate Report 
o Heritage, Townscape and Visual Impact Assessment 

• Accommodation Schedules 
• Arboricultural Impact Assessment 
• Archaeological Desk-Based Assessment  
• Bat Survey and Preliminary Roost Assessment 
• Biodiversity Net Gain Assessment 
• BNG Calculator, Appendix A 
• BREEAM Pre-Assessment  
• CGI images of the proposed development 
• Outline Construction Environmental Management Plan (CEMP)  
• Design and Access Statement, including Landscape DAS  
• Design and Access, including Landscape DAS Addendum  
• Economic Benefits Infographic 
• Energy Strategy  
• Fire Strategy and Qualitative Design Review  
• Flood Risk Assessment and Drainage Strategy 
• Heritage, Townscape and Visual Impact Assessment note  
• Internal Daylight and Sunlight Report  
• Landscape Management and Maintenance Plan  
• Lighting Report  
• Phase 1 Geo-Technical Report  
• Planning Statement, including Consultation Statement and S106 Heads of 

Terms  
• Planning Statement v2 
• Preliminary Ecological Appraisal  
• Property Management Strategy  
• Public Art Strategy, as submitted  
• Sustainability Statement  
• Sustainability Statement Addendum and SAP Technical Note 
• Transport Statement  
• Transport Statement Addendum 
• Travel Plan  
• Utility Assessment  
• Ventilation and Extraction Strategy  
• Viability Report (replacing the Affordable Housing Statement)  
• Waste Management Strategy  
• Landscape Drawings 
• Engineering Drawings 
• Transport Drawings 



 
Appendix 2 BSM drawing schedule 

 

Title Number Scale Size Revision         
Revision 
Purpose 

Schedules                     

Scheme 
Accommodation 
Schedule 

BSM-
AHR-ZZ-
ZZ-SA-
A-08900 --- --- P1 P2 P2 P2 P2   

Planning 
Addendum 

Accommodation 
Schedule 

BSM-
AHR-ZZ-
ZZ-SH-
A-08900 --- A1 P1 P2 P2 P2 P2   

Planning 
Addendum 

Apartment 
Schedule A 

BSM-
AHR-BA-
ZZ-SH-
A-08901 --- A1 P1 P2 P2 P2 P2   

Planning 
Addendum 

Apartment 
Schedule B 

BSM-
AHR-BB-
ZZ-SH-
A-08902 --- A1 P1 P2 P2 P2 P2   

Planning 
Addendum 

Apartment 
Schedule C and 
D 

BSM-
AHR-BC-
ZZ-SH-
A-08903 --- A1 P1 P2 P2 P2 P2   

Planning 
Addendum 

Site Plans                     

Site Plan - 
Basement 

BSM-
AHR-ZZ-
B1-DR-
A-08100 1:500 A1 P1 P2 P3 P4 P4 P5 

Red line 
adjusted 

Site Plan - 
Ground Floor 

BSM-
AHR-ZZ-
00-DR-
A-08100 1:500 A1 P1 P2 P3 P4 P5 P6 

Red line 
adjusted 

Site Plan - 
Level 01 

BSM-
AHR-ZZ- 1:500 A1 P1 P2 P3 P4 P5 P6 

Red line 
adjusted 



01-DR-
A-08101 

Site Plan - 
Level 02 

BSM-
AHR-ZZ-
02-DR-
A-08102 1:500 A1 P1 P2 P3 P4 P5 P6 

Red line 
adjusted 

Site Plan - 
Level 03 

BSM-
AHR-ZZ-
03-DR-
A-08103 1:500 A1 P1 P2 P3 P4 P5 P6 

Red line 
adjusted 

Location Plan - 
Ground Floor 

BSM-
AHR-ZZ-
00-DR-
A-08104 1:1000 A1 P1 P2 P3 P4 P5 P6 

Amended to 
existing. Red 
line 
adjusted. 

Location Plan - 
Basement 

BSM-
AHR-ZZ-
B1-DR-
A-08101 1:1000             P1 First Issue 

Existing Site 
Plans                     

Existing Site 
Plan - Ground 
Floor 

BSM-
AHR-ZZ-
00-DR-
A-08105 1:500 A1 P1 P1 P1 P1 P2 P3 

Red line 
adjusted 

Existing Site 
Plan - First 
Floor 

BSM-
AHR-ZZ-
01-DR-
A-08106 1:500 A1 P1 P1 P1 P1 P2 P3 

Red line 
adjusted 

Existing Site 
Plan - Podium 
Level 

BSM-
AHR-ZZ-
02-DR-
A-08103 1:500 A1 P1 P1 P1 P1 P2 P3 

Red line 
adjusted 

Existing Site 
Plan - Roof 
Level 

BSM-
AHR-ZZ-
03-DR-
A-08107 1:500 A1 P1 P1 P1 P1 P2 P3 

Red line 
adjusted 

Existing Site 
Plan - 
Basement 

BSM-
AHR-ZZ- 1:500 A1 P1 P1 P1 P1 P1 P2 

Red line 
adjusted 



B1-DR-
A-08108 

Planning 
Boundary                     
BSM 
Development 
Scheme Site 
Plan - 
Basement 

BSM-
AHR-ZZ-
B1-DR-
A-08120 1:500 A1 P1 P1 P1 P1 P1   

As Original 
Submission 

BSM 
Development 
Scheme Site 
Plan - Ground 
Floor 

BSM-
AHR-ZZ-
00-DR-
A-08120 1:500 A1 P1 P1 P1 P1 P1   

As Original 
Submission 

BSM 
Temporary 
Construction 
Site Plan - 
Basement 

BSM-
AHR-ZZ-
B1-DR-
A-08121 1:500 A1 P1 P1 P1 P1 P1   

As Original 
Submission 

BSM 
Temporary 
Construction 
Site Plan - 
Ground Floor 

BSM-
AHR-ZZ-
00-DR-
A-08121 1:500 A1 P1 P1 P1 P1 P1   

As Original 
Submission 

CIL Areas                     

BSM CIL Areas 
- Basement 
Level 

BSM-
AHR-ZZ-
B1-DR-
A-08910 1:500 A1 P1 P1 P1 P1 P1   

As Original 
Submission 

BSM CIL Areas 
- Ground Floor 
Level 

BSM-
AHR-ZZ-
00-DR-
A-08911 1:500 A1 P1 P1 P1 P1 P1   

As Original 
Submission 

BSM CIL Areas 
- First Floor 
Level 

BSM-
AHR-ZZ-
01-DR-
A-08912 1:500 A1 P1 P1 P1 P1 P1   

As Original 
Submission 



BSM CIL Areas 
- Second Floor 
Level 

BSM-
AHR-ZZ-
02-DR-
A-08913 1:500 A1 P1 P1 P1 P1 P1   

As Original 
Submission 

BSM CIL Areas 
- Third Floor 
Level 

BSM-
AHR-ZZ-
03-DR-
A-08914 1:500 A1 P1 P1 P1 P1 P1   

As Original 
Submission 

GA Plans                     

GA Plan - 
Basement 

BSM-
AHR-ZZ-
B1-DR-
A-08200 1:250 A1 P1 P2 P3 P4 P4   

Planning 
Addendum - 
Amendments 
to Car Park 
and Ground 
Floor 

GA Plan - Level 
00 

BSM-
AHR-ZZ-
00-DR-
A-08200 1:250 A1 P1 P2 P3 P4 P4   

Planning 
Addendum - 
Amendments 
to Car Park 
and Ground 
Floor 

GA Plan - Level 
01 

BSM-
AHR-ZZ-
01-DR-
A-08201 1:250 A1 P1 P2 P3 P4 P4   

Planning 
Addendum - 
Amendments 
to Car Park 
and Ground 
Floor 

GA Plan - Level 
02 

BSM-
AHR-ZZ-
02-DR-
A-08202 1:250 A1 P1 P2 P3 P4 P4   

Planning 
Addendum - 
Amendments 
to Car Park 
and Ground 
Floor 

GA Plan - Level 
03 

BSM-
AHR-ZZ-
03-DR-
A-08203 1:250 A1 P1 P2 P3 P4 P4   

Planning 
Addendum - 
Amendments 
to Car Park 
and Ground 
Floor 



GA Plan - Level 
04 

BSM-
AHR-ZZ-
04-DR-
A-08204 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
05 

BSM-
AHR-ZZ-
05-DR-
A-08205 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
06 

BSM-
AHR-ZZ-
06-DR-
A-08206 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
07 

BSM-
AHR-ZZ-
07-DR-
A-08207 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
08 

BSM-
AHR-ZZ-
08-DR-
A-08208 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
09 

BSM-
AHR-ZZ-
09-DR-
A-08209 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
10 

BSM-
AHR-ZZ-
10-DR-
A-08210 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
11 

BSM-
AHR-ZZ-
11-DR-
A-08211 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
12 

BSM-
AHR-ZZ-
12-DR-
A-08212 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
13 

BSM-
AHR-ZZ- 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 



13-DR-
A-08213 

Highways 
Response 

GA Plan - Level 
14 

BSM-
AHR-ZZ-
14-DR-
A-08214 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
15 

BSM-
AHR-ZZ-
15-DR-
A-08215 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
16 

BSM-
AHR-ZZ-
16-DR-
A-08216 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
17 

BSM-
AHR-ZZ-
17-DR-
A-08217 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
18 

BSM-
AHR-ZZ-
18-DR-
A-08218 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
19 

BSM-
AHR-ZZ-
19-DR-
A-08219 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
20 

BSM-
AHR-ZZ-
20-DR-
A-08220 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
21 

BSM-
AHR-ZZ-
21-DR-
A-08221 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
22 

BSM-
AHR-ZZ-
22-DR-
A-08222 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 



GA Plan - Level 
23 

BSM-
AHR-ZZ-
23-DR-
A-08223 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
24 

BSM-
AHR-ZZ-
24-DR-
A-08224 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
25 

BSM-
AHR-ZZ-
25-DR-
A-08225 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
26 

BSM-
AHR-ZZ-
26-DR-
A-08226 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
27 

BSM-
AHR-ZZ-
27-DR-
A-08227 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
28 

BSM-
AHR-ZZ-
28-DR-
A-08228 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
29 

BSM-
AHR-ZZ-
29-DR-
A-08229 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

GA Plan - Level 
30 

BSM-
AHR-ZZ-
30-DR-
A-08230 1:250 A1 P1 P2 P3 P3 P3   

Planning 
Addendum - 
Highways 
Response 

Car Park 
Demise Plans                     

Option 1 - Car 
Park Demise - 
Level 00 

BSM-
AHR-ZZ-
00-DR-
A-08930 1:250 A1 

--
- --- P1 P2 P2   

Planning 
Addendum - 
Amendments 
to Car Park 



and Ground 
Floor 

Option 1 - Car 
Park Demise - 
Level 01 

BSM-
AHR-ZZ-
01-DR-
A-08931 1:250 A1 

--
- --- P1 P2 P2   

Planning 
Addendum - 
Amendments 
to Car Park 
and Ground 
Floor 

Option 1 - Car 
Park Demise - 
Level 02 

BSM-
AHR-ZZ-
02-DR-
A-08932 1:250 A1 

--
- --- P1 P2 P2   

Planning 
Addendum - 
Amendments 
to Car Park 
and Ground 
Floor 

Option 1 - Car 
Park Demise - 
Level 03 

BSM-
AHR-ZZ-
03-DR-
A-08933 1:250 A1 

--
- --- P1 P2 P2   

Planning 
Addendum - 
Amendments 
to Car Park 
and Ground 
Floor 

Option 1 - Car 
Park Demise - 
Basement 

BSM-
AHR-ZZ-
B1-DR-
A-08934 1:250 A1 

--
- --- P1 P2 P2   

Planning 
Addendum - 
Amendments 
to Car Park 
and Ground 
Floor 

Option 2 - Car 
Park Demise - 
Level 00 

BSM-
AHR-ZZ-
00-DR-
A-08935 1:250 A1 

--
- --- P1 P1     

Planning 
Addendum - 
Highways 
Response 

Option 2 - Car 
Park Demise - 
Level 01 

BSM-
AHR-ZZ-
01-DR-
A-08936 1:250 A1 

--
- --- P1 P1     

Planning 
Addendum - 
Highways 
Response 

Option 2 - Car 
Park Demise - 
Level 02 

BSM-
AHR-ZZ-
02-DR-
A-08937 1:250 A1 

--
- --- P1 P1     

Planning 
Addendum - 
Highways 
Response 



Option 2 - Car 
Park Demise - 
Level 03 

BSM-
AHR-ZZ-
03-DR-
A-08938 1:250 A1 

--
- --- P1 P1     

Planning 
Addendum - 
Highways 
Response 

Option 2 - Car 
Park Demise - 
Basement 

BSM-
AHR-ZZ-
B1-DR-
A-08939 1:250 A1 

--
- --- P1 P1     

Planning 
Addendum - 
Highways 
Response 

Public 
Footway Plan                     

Public Footway 
Plan 

BSM-
AHR-ZZ-
00-DR-
A-08985 1:250 A1 

--
- --- P1 P2 P2   

Planning 
Addendum - 
Amendments 
to Car Park 
and Ground 
Floor 

Sections                     

Building A - 
Section 

BSM-
AHR-ZZ-
ZZ-DR-
A-08201 1:250 A1 P1 P2 P2 P2 P2   

Planning 
Addendum 

Building B - 
Section 

BSM-
AHR-ZZ-
ZZ-DR-
A-08202 1:250 A1 P1 P2 P2 P2 P2   

Planning 
Addendum 

Building C - 
Section 

BSM-
AHR-ZZ-
ZZ-DR-
A-08203 1:250 A1 P1 P2 P2 P2 P2   

Planning 
Addendum 

Section South 

BSM-
AHR-ZZ-
ZZ-DR-
A-08204 1:250 A1 P1 P2 P2 P2 P2   

Planning 
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