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COMMITTEE REPORT  

BY THE DIRECTOR OF ENVIRONMENT AND NEIGHBOURHOOD SERVICES 
READING BOROUGH COUNCIL                                                           ITEM NO. 11
PLANNING APPLICATIONS COMMITTEE: 24th April 2019

Ward: Whitley
App No.: 180543
App Type: FUL
Address: Sales and Marketing Suite, Drake Way, Kennet Island
Proposal: Proposed construction of 12 apartments (1 x 1 bed, 11 x 2 bed) with associated 
car parking, landscaping and open space, and infrastructure provision.
Applicant: Berkeley Homes (Western) Limited
Date valid: 4/4/2018
Major Application: 13 week target decision date: 4/7/2018
Agreed Extension of time date: 31/5/2019 
Planning Guarantee: 26 week date: 3/10/2018

RECOMMENDATIONS 

GRANT Planning Permission subject to conditions and informatives and subject to the 
satisfactory completion of a S.106 legal agreement.

Or

REFUSE permission should the legal agreement not be completed by the 30th April 2018 
unless a later date is agreed by the Head of Planning Development & Regulatory Services.  

The Section 106 Legal Agreement to Secure the Following:

Affordable Housing 
Financial Contribution of 567,375 towards the provision by the Council of Affordable 
Housing in the Borough.

Employment Skills and Training 
 Preparation of Construction skills ESP or financial contribution of £2,457.50

Open Space Enhancements
Implementation of planning permission 190308 at Whale Avenue as the mitigation scheme 
for the loss of open space.

CONDITIONS TO INCLUDE: 
1. Time limit for commencement – 3 years 
2. Approved Drawings and documents.
3. Materials to be submitted and approved.
4. DC1 Vehicle parking space provided in accordance with approved plans.
5. DC2 Vehicle access provided in accordance with approved plans. 
6. DC3 Bicycle parking space provided in accordance with approved plans
7. DC6 Bin storage prior to occupation.
8. Visitor parking space on Drake Way to be provide prior to occupation
9. CO2 Construction Method Statement/ Construction Environmental Management Plan 

to be submitted and approved prior to commencement of development (including 
demolition) including control of noise and dust, details of precautionary working 
methods that will ensure that nesting birds, reptiles and other wildlife is not harmed 
or killed during the works.

10. Hours of working construction and demolition phase.
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11. No bonfires.
12. CEMP (Biodiversity) to be submitted and approved, adhered to and implemented 

through construction.
13. Pre-commencement – biodiversity enhancements to be submitted and approved.
14. Pre-commencement – Lighting scheme to show that wildlife will not be impacted to    

be submitted and approved.
15. The hours of noisy construction, demolition and associated deliveries. 
16. Sustainable Drainage Scheme in accordance with approved details to be completed 

prior to occupation.
17. Whole life maintenance plan for drainage to be submitted to and approved by the 

Local Planning Authority prior to occupation.
18. L1 - All hard and soft landscape works shall be carried out in accordance with the 

approved details received.
19. L2a Landscaping - Hard and soft landscaping details to be submitted to and approved 

in writing and implemented thereafter – service details. 
20. L3 Standard Landscaping Maintenance.
21. L4 The standard tree protection condition. 
22. L5 Landscape Management 
23. Implementation of approved noise mitigation scheme - The glazing and ventilation 

shall be installed in accordance with the specifications recommended within the 
noise assessment.

24. Prior to commencement written documentary evidence to be submitted to, and 
receipt acknowledged in writing by, the Local Planning Authority demonstrating that 
50% of the dwellings hereby permitted will achieve a minimum of a 19% improvement 
in the dwelling emission rate over the target emission rate.

25. Prior to occupation written documentary evidence to be submitted to, and receipt 
acknowledged in writing by, the Local Planning Authority demonstrating that 50% of 
the dwellings hereby permitted have achieved a minimum of a 19% improvement in 
the dwelling emission rate over the target emission rate.

26. (i) The development as built, shall meet a minimum of BREEAM Very Good 
standard with a minimum score of 62.5 points.

(ii) No part of the development shall be occupied until a post-construction review 
demonstrating compliance with a minimum BREEAM Very Good score of 62.5 
points has been submitted and approved by the LPA.

INFORMATIVES TO INCLUDE:  
1. Terms and conditions.
1. Building control approval.
2. Pre-Commencement conditions.
3. Construction and demolition nuisance law.
4. To minimise the disturbance by noise of future residential occupiers of the flats and 

its effect on neighbouring residents, residential accommodation must be designed 
and constructed or converted so as to achieve the insulation requirements set out in 
Building Regulations Approved Document E. 

5. S106
6. CIL
7. IF3 Highways 
8. Positive and proactive.
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1. INTRODUCTION

1.1 The application area is 0.26ha and currently comprises the part two, part three 
storey Marketing Suite for Kennet Island, located on the corner of Drake Way and 
Lindisfarne Way, the latter being the main entrance to Kennet Island from the A33.

Existing Site Plan

Existing view from Lindisfarne Way towards marketing suite

1.2 The Marketing Suite has a temporary permission until 24th June 2019 (granted under 
permission 130623).  This includes a condition (no. 15) requiring the removal of the 
building, ancillary parking and landscaping and “restoration to its former 
condition”, which is as part of the landscaping and informal open space for the 
Kennet Island residential development, with the reason as “permanent permission 
resulting in the permanent loss of landscaped open space would be contrary to the 
proper planning of the area.” 
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1.3 The site itself forms part of the Foudry Brook Corridor Character Area as set out in 
the original approved Development Brief for Kennet Island (approved under 
07/01662/REM).  This Brief describes the overall open space/ nature conservation 
as follows:

“a total of 9.5 ha of open space will be provided throughout the Southside East 
Site [the former name for Kennet Island] .  It will comprise approximately 1.5ha in 
the form of a neighbourhood park and smaller local parks, 0.5ha of linear open 
spaces linking west-east through the main residential areas and 6.5ha alongside 
the Foudry Brook and within the Wildlife Heritage Site.  The emphasis within the 
last of these areas will be on the protection and enhancement of the natural 
environment and bio-diversity and the role that can have in local education.”  (P15 
of Brief)  “In addition, two urban piazzas are being developed within the site as 
the focus for leisure and retail activity.  These amount to a total area of 1.0ha” 
amounting to 1 ha”.

1.4 The Character Area is specifically described within the Brief as follows: 

“..a broad landscape buffer along the full length of the development site.  Access 
through it will be carefully controlled to avoid disruption to wildlife.  The 
proposals are to enhance the conservation value of the area, creating new habitats 
an increasing biodiversity.  Ponds adjacent to the buildings as part of a SUDS may 
also be located within this area.  Existing vegetation is to be largely retained and 
elements of formal landscape treatment may be introduced.  The 15 metre 
Wildlife Buffer Zone will be maintained along the full length of the site with the 
exception of a a short length adjacent to the hotel where existing Thames Water 
infrastructure already impinges upon the 15m buffer zone.”

1.5 Its overall function is described as a Wildlife Buffer Zone, a landscape buffer to 
built development, and to accommodate elements of SUDS.  From an urban design 
perspective the brief states “the broad strip of landscape along the Foundry Brook 
corridor creates the setting for three focal apartment buildings which will 
announce the development as seen from the A33”

1.6 Detailed landscaping for this area was originally approved under 07/01607/REM, 
pursuant to the original outline permission for a mixed use development 
(05/00548/OUT), and a subsequent revised scheme was submitted and approved 
under 130668/REM.  Through this permission a number of documents were 
approved, and those relevant to the application site are: 

 Landscape Proposals Sheet 2 of 2 – South – Drawing no: B08043.33 Rev A, 
received 10th May 2013; and 

 Phase 3 Kennet Island, Landscape and Ecology Management Plan, ref: 
CSa/2127/01, dated October 2013, prepared by Csa Environmental Planning, 
received 16th October 2013 

1.7 The approved landscaping for the application site includes boardwalk and bridge, 
turf, shrubs, trees, hedge, wildflower meadow mix and other flowers (see extract 
of Landscape Proposals Sheet 2 of 2 – South – Drawing no: B08043.33 Rev A, 
received 10th May 2013 below – the box indicates the rough area of the application 
site including its landscaping:
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1.8 The application site falls within the Outer Consultation Zone for AWE Burghfield, 
however, as it would not generate an increase of 500 people in the population at 
any place, ONR did not need to be consulted.

2.0 PROPOSAL AND SUPPORTING INFORMATION

2.1 The proposal includes the following:

 Demolition of the existing marketing suite building.
 Erection of a 4 storey building to comprise 12 no. flats (11x2 beds and 1x1 

bed) with the following floor spaces: 3 no. – 68sqm; 8 no. - 65sqm, and 1 no. 
- 47sqm

 Provision of 12 no, car parking spaces, 3 no. visitor spaces and 14 no. cycle 
spaces

 Landscaping
 Bin store (adjacent to the existing electrical substation)

2.2 An associated application 190308 was submitted, which has been assessed alongside 
this application, as it is the proposed mitigation/ compensation for the loss of open 
space that the proposed application (180543) would result in.   This is located 
south-east of the application site (to the north of the Circle Hospital), within 
Kennet Island, and is shown below:
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Community Infrastructure Levy (CIL)
2.3 The proposed scheme would generate in the region of £145, 720 (CIL), based on 

£148.24 (2019 indexed figure) per sqm of GIA.

2.4 The following plans and supporting documents were submitted:

Received 28th March 2018:
 Site Plan – Drawing no: 1723-1000 Rev PL1
 Site Location Plan – Drawing no: 1723-1101 Rev PL1
 Landscape Proposals – Drawing no: 69C
 Hardworks and Construction Details – Drawing no: 71D
 Detailed Planting Plan – Drawing no: 70D

Other documentation received 28th March 2018:
 CIL Planning Application Additional Information Requirements Form Planning 

Statement, dated 27th March 2018, prepared by Roger Miles Planning Ltd
 Comparative Landscape Assessment, Rev C [and appendices], dated March 2018, 

prepared by The Landscape Partnership
 Flood Risk Summary Statement, dated March 2018, prepared by RSK
 Noise Impact Assessment, document ref: R7279-1 Rev 1, dated 7th Match 2018, 

prepared by 24 Acoustics
 Planning Application Supporting Statement, dated March 2018, prepared by 

Roger Miles Planning Ltd 
 Preliminary Ecological Appraisal Report, ref: CSA/3656/01, dated February 2018, 

prepared by CSA Environmental 

Received 3rd April 2018:
 Existing Site Plan – Drawing no: 1723-1005 rev PL1
 FT 2BT4 [Proposed Floor Plan for 2 bed Type 4] – Drawing no: 1723-2000-5 Rev 

PL1
 FT 2BT3 [Proposed Floor Plan for 2 bed Type 3] – Drawing no: 1723-2000-4 Rev 

PL1
 FT 2BT2 [Proposed Floor Plan for 2 bed Type 2] – Drawing no: 1723-2000-3 Rev 

PL1
 FT 2BT1 [Proposed Floor Plan for 2 bed Type 1] – Drawing no: 1723-2000-2 Rev 

PL1
 FT 1BT1 [Proposed Floor Plan for 1 bed Type 1] – Drawing no: 1723-2000-1 Rev 

PL1
 Floor Plan – Drawing no: 1723-1105 Rev PL1
 Elevations – Drawing no: 1723-1304 Rev PL1
 Bin Store Plan – Drawing no: 1723-1110 Rev PL1
 Bin Store Elevations – Drawing no: 1723-1310 Rev PL1
 Street Elevations – Drawing no: 1723-1305 Rev PL1
 3D Views – Drawing no: 1723-1350 Rev PL1

Other documentation received:
 Design and Access Statement, prepared by Robert Rigby Architects Ltd

Amended received 21st September 2018:
 Landscape Proposals – Drawing no: 72

Other documentation received:
 Landscape Character Area Report, dated 20th July 2018, prepared by the 

Landscape Partnership
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Amended received 16th January 2019:
 FT 2BT3 [Proposed Floor Plan for 2 bed Type 3] – Drawing no: 1723-2000-4 Rev 

PL2
 FT 2BT2 [Proposed Floor Plan for 2 bed Type 2] – Drawing no: 1723-2000-3 Rev 

PL2
 Floor Plan – Drawing no: 1723-1105 Rev PL2
 Site Plan – Drawing no: 1723-1000 Rev PL3
 Street Elevations – Drawing no: 1723-1305 Rev PL3
 Elevations – Drawing no: 1723-1304 Rev PL3
 3D Views - Drawing no: 1723-1350 Rev PL3
 Landscape Proposals – Drawing no: 69F
 Detailed Planting Plan – Drawing no: 70E
 Hardworks and Construction Details – Drawing no: 71E

Other documentation received:
 Design and Access Statement, prepared by Robert Rigby Architects Ltd
 Planning Application Supporting Statement, dated January 2019, prepared by 

Roger Miles Planning Ltd 

Amended received 6th March 2019:
 Planning Application Supporting Statement, dated March 2019, prepared by 

Roger Miles Planning Ltd 

Amended received 18th March 2019:
 Hardworks and Construction Details – Drawing no: 71E 
 Landscape Proposals – Drawing no: 69F 

3. RELEVANT PLANNING HISTORY

00/01215/OUT Demolition of Manor Farm sewage works. High-
density mixed-use development comprising 850 
dwellings including affordable units, offices, a 
hotel and ancillary facilities.

Approved subject to 
s106 (02/10/02)

05/00548/OUT Mixed use development comprising up to 1,150 
new homes, offices (126,000 sq m), hotel, retail 
and community uses including cafes, bars, 
restaurants and health and fitness studios, open 
space and associated infrastructure including a 
pedestrian and cycle bridge link across the A33.

Approved subject to 
s106 (18 September 
07).

05/00671/REM Proposed Reserved Matters Application (Phase 1 
of 3) pursuant to 04/01215/VARIAT for the 
construction of 397 dwellings including 90 
affordable flats, a community centre and shops. 
Revised Development Brief, Phase I Affordable 
Housing Scheme and Public Open Space Strategy.

Approved (16/11/05)

07/00398/REM Reserved Matters (access, external appearance, 
siting, landscaping and design) application 
pursuant to 04/01215/VARIAT for the 
amendment of Blocks E, F, O and Q (as 
approved under 05/00671/REM) to increase the 
total number of residential units from 103 (18 x 

Approved (24/07/07)
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1 bed flats, 29 x 2 bed houses, 55 x 3 bed 
houses and 1 x 4 bed house) to 128 (27 x 1 bed 
flats, 34 x 2 bed flats, 25 x 2 bed houses, 34 x 3 
bed houses and 8 x 4 bed houses) (re-submission 
of 06/01569/REM and 07/00080/REM).

07/01607/REM Reserved Matters Application for landscaping 
within Foudry Brook Corridor pursuant to 
Outline Planning Permission 05/00548/OUT (re-
submission of 07/01261/REM)

Approved (6/3/08) 
superseded by 
130668

07/01662/REM Reserved Matters (external appearance, siting, 
landscaping and design) for Phase 2 – 8 Affordable 
Housing units)

Approved (17/3/18)

07/01685/REM Reserved matters (external appearance, siting, 
landscaping and design) for construction of 
secondary Piazza.

Approved (18/3/08)

11/00139/REM Reserved Matters application pursuant to Outline 
Planning Permission 05/00548/OUT for the 
development for 81 residential units with open 
space and associated infrastructure and 
landscaping. Phase 3A.

Approved (10/05/11)

12/00481/OUT A 'hybrid' planning application for 546 residential 
units, associated infrastructure and public open 
space including: Phase 3B - Blocks A, J, K and Y 
(submitted in full) for the construction of 404 
apartments, and Phase 3C - Blocks B, C and D 
(submitted in outline) for the construction of 102 
houses and 40 apartments.

Approved subject to 
s106 07th November 
2012.

130623/FUL Temporary (6 years) three storey building for 
use as a sales and marketing suite with 
ancillary parking and landscaping.

Approved (24/6/13)

130668/REM Reserved Matters (landscaping only) 
application pursuant to Outline Planning 
Permission 05/00548/OUT for a mixed use 
development comprising up to 1,150 new 
homes, offices, hotel, retail and community 
uses including cafes, bars, restaurants and 
health and fitness studio, open space and 
associated infrastructure in respect of the 
Foudry Brook Corridor and Local Wildlife Site.
[update of 07/01607]

Approved (16/12/13)

131633/REM Approval of Reserved Matters application for 
Phase 3C, comprising 102 houses and 40 
apartments pursuant to outline reference 
12/00481/OUT.

Approved (25/4/14)

160323/NMA Application for a non-material amendment 
following a grant of planning permission 
(131633).

Approved (6/5/16)
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160696 Non-material amendment following a grant of 
planning permission 12/00481/OUT.

Approved (9/6/16)

161440 Application for a non-material amendment 
following a grant of planning permission 
(12/00481/OUT)

Approved (26/9/16)

171940/PREAPP Redevelopment of temporary marketing suite to 
provide 1x1 bed apartment and 11x2 bed 
apartments with associated parking.
Principle considered unacceptable unless the 
permanent loss of open space were adequately 
compensated and justified.

Observations sent 
(5/1/18)

190308 Landscape improvement works [Land off Rushley 
Way and Whale Avenue]

Recommendation to 
approve.

4. CONSULTATIONS

(i) Statutory

4.1 None

(ii) Non-Statutory

Natural Environment
4.2 The original comments were “Retention of established trees around the perimeter 

has been allowed for and a comprehensive landscape scheme has been devised to 
the level normally expected of such a development. This does not however 
overcome the fundamental, ‘in principle’ concerns [regarding the loss of open 
space], as were advised at pre-app.”

4.3 Planning Officer note: Following the submission of amended plans and the 
associated open space enhancement scheme, the Natural Environment Officer  
stated “From a landscape perspective, I think that the proposed 4-storey block 
(marginally higher than the highest element of the existing marketing suite) 
would not be harmful when viewed from the A33 when considering the significant 
mass of building (Hotel) on the other side of the Kennet Island access and that 
existing trees and new planting will form a suitable screen to the proposed 
building.

4.4 Retention of established trees around the perimeter has been allowed for and a 
comprehensive landscape scheme has been devised to the level normally expected 
of such a development.” 

4.5 With respect to mitigation scheme the Natural Environment stated “As indicated, 
the proposals have the potential to provide an improvement to the current site by 
introducing a soft landscape area and creating greater interest, hence use.  
However, the current proposals offer very limited softening give the intended use 
of resin bonded gravel and artificial grass; the only softening being limited to 
perimeter shrubs (over and above retained / new trees).

4.6 I would suggest that as a stand alone application, it may be supportable, subject 
to clarification and amendments as per my previous email.  However, I think that 
as compensation for the land lost as public open space it falls short of being 
satisfactory.
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4.7 Whilst additional shrub planting is proposed, the surfacing is all hard and there is 
a net loss in tree number.  In addition, it is an urban setting so will not have the 
same benefits for use as an open space as one located on the marketing suite land 
which is a considerably more naturalistic and open setting.

Ecology- RBC
4.8 The application site comprises a sales and marketing suite at the Kennet Island 

Development. The suite was permitted under a temporary 6-year permission, and it 
was originally planned that the suite would be demolished and returned to the 
landscaping scheme approved under 130668 (Foudry Brook corridor management 
plan). It is now proposed to replace the suite with 12 apartments and associated 
parking. 

4.9 The original landscaping scheme would have returned the site to turf, bulb 
planting, scattered trees and shrub plantings. The current landscaping scheme 
appears to relocate these previously approved elements around the proposed 
building, and now includes a wildflower sward and increased tree planting. 

4.10 The application site comprises a modern flat-roofed building, hardstanding, 
amenity grassland and ornamental plantings. The ecological report (CSA 
Environmental, February 2018) concludes that although the adjacent Foudry Brook 
corridor is likely to be of some value to protected wildlife, the site itself is unlikely 
to be used by any protected species. However, considering the site’s close 
proximity to Foudry Brook the report recommends that a Construction 
Environmental Management Plan (CEMP) should be prepared to ensure that the 
brook habitat is not affected by the development – this should be conditioned.  The 
CEMP should consider the existing Foudry Book Management Plan, and also identify 
measures to avoid harming nesting birds (e.g. site clearance should be undertaken 
outside of the bird nesting season) and other wildlife (e.g. any excavations should 
be covered overnight). 

4.11 Moreover, considering the good wildlife value of the connecting habitat and in 
keeping with the Kennet Island Development, a wildlife-sensitive lighting scheme as 
well as biodiversity enhancements should be incorporated into the development – 
this should be conditioned. 

4.12 Subject to the conditions there are no objections to this application on ecological 
grounds. 

Environmental Protection and Nuisance – RBC 
4.13 Environmental Protection concerns are as follows: Noise impact on development, 

contaminated land and construction and demolition phase.

4.14 Noise Impact on Development - The noise assessment submitted shows that the 
recommended standard for internal noise can be met, if the recommendations from 
the assessment are incorporated into the design.  It is recommended that a 
condition be attached to consent to ensure that the glazing and ventilation 
recommendations of the noise assessment will be followed, or that alternative but 
equally or more effective glazing and ventilation will be used.  

4.15 Contaminated Land - The site has a former potentially contaminative land-use as a 
sewage treatment works. The wider site was remediated at an earlier phase to 
ensure it would be suitable for use as residential, so there is no further action 
required for this proposed development. 
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4.16 Construction and Demolition Phase - We have concerns about potential noise, dust 
and bonfires associated with the construction (and demolition) of the proposed 
development and possible adverse impact on nearby residents.  Fires during 
construction and demolition can impact on air quality and cause harm to residential 
amenity. Burning of waste on site could be considered to be harmful to the aims of 
environmental sustainability.  Recommended conditions for the control of noise and 
dust during construction and no burning on site.

Housing Strategy – RBC 
4.17 Confirmed that a financial contribution would be acceptable as it would not be 

possible to secure a RSL to manage a few units in a shared block with a single 
entrance.  The agreed provision is set out in section (x) of the Appraisal Section 
below.  

Transport - RBC
4.18 The initial comments were as follows:

4.19 The proposed site is located within Zone 3, Secondary Core Area, of the Council’s 
adopted Parking Standards and Design SPD.  Typically these areas are within 400m 
of a Reading Buses high frequency ‘Premier Route’, which provides high quality bus 
routes to and from Reading town centre and other local centre facilities.  

4.20 The proposal consists of the construction of a four storey apartment block located 
on the site of the existing Sales and Marketing Suite at Kennet Island for 12 Flats:

 11 x 2 Bedroom Flats
 1 x 1 Bedroom Flat

4.21 In accordance with the adopted Parking Standards and Design SPD the proposed 
development would be required to provide off road parking of 1.5 parking spaces 
per 1 – 2 bedroom flat.   In addition to this, visitor parking is also required at a 
ratio of 1 visitor space per 4 dwellings (Flats).  Therefore the off road parking 
provision required would be 18 for the flats and 3 for visitors.  

4.22 The planning statement and site plans indicate provision of 12 parking spaces for 
the flats, with a further 2 to be allocated for visitors, this falls below the Councils 
current parking standard.  

4.23 Previous applications had already identified that there was a lack of visitor parking; 
currently on street parking occurs on Drake way where there is unrestricted 
parking.  Justification for a lower provision for parking is required, which may 
include, but not limited, to an assessment of car ownership in the area.  However 3 
dedicated visitor spaces must be required. 

4.24 Plans indicate that the existing access from Drake Way which has been used to 
service the existing Sales and Marketing Suite will be retained with no changes.   
The width of the access is in excess of 4.1m which is in accordance with the 
Council’s current parking standards and therefore deemed acceptable. 

4.25 The planning statement and floor plan indicate cycle provision for 14 on the ground 
floor of the residential block, this is in excess of the current standards where it 
states that 0.5 cycle storage spaces should be provided for each dwelling.  
Clarification is however required as to the type of stand is to be used. 

4.26 Plans illustrate a dedicated bin storage area; bin storage should comply with 
Manual for Streets and British Standard 5906: 2005 for Waste Management in 
Buildings and should be located no further than 15m from the access point of the 
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site to avoid the stationing of service vehicles on the carriageway for excessive 
periods. 

4.27 To be able to fully determine this application, please ask the applicants agent to 
address the issues stated above.

4.28 Planning Officer note: Following amended plans submitted on 16th January and on 
18th March Transport confirmed that the “provision of 12 parking spaces for the 
residential apartments” would comply with the “provision approved throughout 
the Kennet Island development and is therefore acceptable.  A provision of 3 
visitor spaces is also proposed in accordance with the Council’s standards.  One of 
the visitor bays is to be located further along Drake Way but this has been 
deemed acceptable.

4.29 More details of the cycle storage were provided and Transport confirmed that 
“clarification has been provided that the type of stand to be used is a two tier 
josta cycle store and this is deemed acceptable and would fit within the proposed 
cycle store.”

4.30 Transport has no objections subject to conditions for the submission and approval 
of a Construction Method Statement, vehicle parking spaces to be provided prior to 
occupation, vehicle access to be provided in accordance with the approved plans, 
bicycle parking spaces to be provided in accordance with approved plans, bin 
storage to be provided prior to occupation and the highways informative.

(iii) Public Consultation

4.31 Flats 1-8, 1 Drake Way, 3-11 (odd) Drake Way, 2 Puffin Way, Cygnet House and the 
Hilton Hotel were consulted.  Five responses were received, 4 no. objections and 1 
no. support summarised as follows:

 Concern about the level of parking provision and the resulting effect.
 An underground car park should be built (like the other new blocks) and surface 

level parking should be for visitors, which would free up the road and benefit 
the whole community.

 Why does every bit of land have to be turned into flats? Kennet Island is already 
over populated with too many flats and is experiencing more and more 
antisocial behaviour. I thought there was going to be a new community centre?! 
Come on Berkeley!

 The site was earmarked for a community centre.  There is a big community of 
residents in the area with no community centre. Just adding more flats will put 
an additional burden on infrastructure.

 Very disappointed that all Berkeley Homes care about is making money rather 
than making a community.    

 I am in support of the new apartments being built, however I would like for 
planning to address the parking.  Either, additional spaces need to be planned 
for to co-inside with this new build or stricter enforcement of the visitor spaces 
permits and yellow line restrictions on the roads to prevent free parking, 
blocking access. 

                       

5. RELEVANT PLANNING POLICY AND GUIDANCE

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that 
proposals be determined in accordance with the development plan unless material 
considerations indicate otherwise.  Material considerations include relevant policies 
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in the National Planning Policy framework (NPPF) - among them the 'presumption in 
favour of sustainable development'.

5.2 The following national and local planning policy and guidance is relevant to this 
application:

National
National Planning Policy Framework (NPPF)
National Planning Policy Guidance

Reading Borough Local Development Framework – Adopted Core Strategy (2008, 
altered 2015)
CS1: Sustainable Construction and Design 
CS2: Waste Minimisation
CS4: Accessibility and Intensity of Development
CS5: Inclusive Access 
CS7: Design and the Public Realm 
CS8: Waterspaces
CS9: Infrastructure, Services, Resources and Amenities
CS14: Provision of Housing
CS15: Location, Accessibility, Density and Housing Mix
CS16: Affordable Housing
CS20: Implementation of Reading Transport Strategy 
CS23: Sustainable Travel and Travel Plans
CS24: Car / Cycle parking
CS28: Loss of Open Space
CS30: Access to Open Space
CS34: Pollution and Water Resources
CS35: Flooding
CS36: Biodiversity and Geology
CS38: Trees, Hedges and Woodland 

Reading Borough Local Development Framework - Sites and Detailed Policies 
Document (2012, altered 2015)
SD1: Presumption in Favour of Sustainable Development
DM1: Adaptation to Climate Change
DM3: Infrastructure Planning
DM4: Safeguarding Amenity
DM5: Housing Mix
DM10: Private and Communal Outdoor Space
DM12: Access, Traffic and Highway-related Matters
DM16: Provision of Open Space
DM17: Green Network
DM18: Tree Planting
DM19: Air Quality
SA1: South Reading Development Principles
SA2: South Reading Strategic Development Sites 
SA14: Cycle Routes
SA16: Public and Strategic Open Space

Supplementary Planning Documents
Affordable Housing (July 2013)
Revised Parking Standards and Design (Oct 2011)
Employment, Skills and Training (2013)
Planning Obligations under S106 (April 2015)
Sustainable Design and Construction (July 2011)
South West Reading Planning Brief (April 2000)
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Other Guidance Documents 
 Berkshire (including South Bucks) Strategic Housing Market Assessment, 

Final Report, Prepared by GL Hearn, February 2016
 Technical Housing Standards – Nationally Described Space Standard, DCLG, 

2015

6. APPRAISAL  

(i) Principle of Development  

6.1 The NPPF recognises that providing a supply of housing (para 8) is a key part of 
sustainable development and the proposed housing would assist in the delivery of 
the Borough’s housing needs to 2036 (Strategic Housing Market Assessment1 
(SHMA)).  Core Strategy Policy CS14 supports the delivery of new housing and para 
6.13 sets out that residential will continue to be delivered as part of mixed-used 
development in South West Reading particularly in the A33 corridor.

6.2 Adopted Core Strategy CS3, also addresses the need for housing to be “co-located 
with a range of accessible facilities..”  The proposed site is in a sustainable 
location within an existing mixed use scheme with some local facilities and there 
is access by sustainable transport modes to a range of services and facilities in 
Whitley, and Reading Centre.  

6.3 The principle of the use is therefore considered acceptable subject to 
demonstrating that the loss of public open space has been sufficiently mitigated 
and compensated for.

(ii) Transport and Accessibility 

6.4 The overall car parking provision of 1 no. space per flat proposed, accords with 
the overall parking ratio approved for Kennet Island, and is deemed by Transport 
to be acceptable.  There will be 3 no. visitor spaces and one of these will be on 
Drake Way adjacent to Block Y (to the north of the site) and this has been agreed 
by Transport to be acceptable and would be secured by condition.

 
6.5 A secure and private cycle store for 14 cycles would provide in excess of the policy 

compliant number of spaces.  Transport originally queried the lack of a pedestrian 
footpath linking the site to the north side of Drake Way.  This has been amended 
and there is now a footpath alongside the vehicle entrance into the application site 
and along Drake Way, which Transport has confirmed is acceptable.

6.6 Subject to conditions and an informative, as set out in the recommendation above, 
the proposed scheme with accord with Transport policies CS23, CC24 and DM12.

(iii) The design, layout, scale, and visual impact on the character and
appearance of the area 

6.7 Design is a key element of national planning policy para 124 of the NPPF states that 
“The creation of high quality buildings and places is fundamental to what the 
planning and development process should achieve. Good design is a key aspect of 
sustainable development, creates better places in which to live and work and helps 
make development acceptable to communities.” 

1 Berkshire (including South Bucks) Strategic Housing Market Assessment Final Report, prepared by GL Hearn, 
February 2016
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6.8 Core Strategy Policies CS4 and CS7 relate to density and design.  CS4 requires that 
developments should be of a scale and density related to its level of accessibility or 
upgraded accessibility. CS7 states that all developments must be of high quality 
design that maintain and enhance the character and appearance of the area of 
Reading in which it is located.  

6.9 The design principles, in terms of materials and form, of the proposed four storey 
building would be the same as the other blocks within Phase 3A and 3B to the north 
and east.  The proposed materials of Kelmsley Yellow facing brick, white render 
and grey aluminium projecting cladding with grey UPVC windows and doors would 
continue the material palette adopted for Phase 3. Balconies are proposed which 
would give visual interest to the street frontage. 

6.10 In terms of layout and siting the building would have the same front building line as 
the existing marketing suite, and would be ca 25m from Drake Way and ca 30m 
from Cygnet House (to the north).  These spaces are considered to be sufficient to 
provide adequate spacing between built forms and protect the visual amenity 
provided by the Foudry Brook.  

6.11 The footprint, although larger than the existing building, would be sited to ensure 
that a good level of existing landscaping and setting would be retained, and the 
proposal includes enhanced landscaping.  This would ensure that the proposed 
building would ‘sit’ well within the context, without detriment to the existing 
landscape nor the wider open spaces strategy for the area.  

6.12 It would provide a suitable transition in scale from the five storey Cygnet House to 
the north and the 3 storey houses to the east. It would contribute to the urban 
structure by providing a continuation of the frontage to A33, by marking the 
entrance into Kennet Island, but retaining an important gap between it and Cygnet 
House. 

6.13 Officers consider that the scheme provides for a good quality design in accordance 
with policies CS4 and CS7.  

(iv) Housing Mix & Density

6.14 The density proposed is 46 dph (12 over 0.26ha) which meets policy requirements 
for ‘accessible suburban’ under Policy CS15 and is line with the density of 
neighbouring buildings along Drake Way.  

6.15 With respect to mix Policy DM5 requires that on new developments for 10 or more 
dwellings outside the central area and defined district and local centres, 50% of 
dwellings will be of 3 bedrooms or more, and the majority of dwellings will be in 
the form of houses rather than flats, having regard to all other material 
considerations.    

6.16 The proposed mix does not meet the policy requirements.  The Planning Statement 
sets out that when Phase 3 of Kennet Island was under consideration it was in the 
context of the Berkshire Housing Market Assessment which indicated strong growth 
in single person households in the period to 2026, and marketing evidence that 
demonstrated high demand for apartments rather than houses, particularly for first 
time buyers, and limited interest from families.  

6.17 Design considerations were also a key issue which suggested the need for high 
density developments to deliver gateway features and urban form to the A33, 
where a dominant presence was required, which would not be achievable with two 



16

or three storey houses.  The applicant has advised that the development overall has 
not proved popular with families, and officers consider that housing with private 
gardens on the A33 frontage would also be less likely to appeal to families.  The 
existing mix of Phase 3 is 81% apartments and 19% flats.  

6.18 The current Berkshire Housing Market Assessment (2016) states ““ln applying 
policies on housing mix to individual development sites regard should be had to the 
nature of the development site and character of the area, and to up-to-date 
evidence of need as well as the existing mix and turnover of properties at the local 
level.” (paragraph 49).

6.19 Given the nature and scale of development around the site it is considered that the 
proposed 12 no. apartments would reflect the scale and mix and would reflect the 
urban form along the A33 frontage and therefore the mix is considered acceptable 
in this instance.

(v) The Amenity Impacts for Proposed Residential Properties 

6.20 The key guiding principles for safeguarding amenity for existing and proposed 
residents are set out in Policy DM4 and with respect to private and communal 
amenity space in Policy DM10.

6.21 The proposal would be of a sufficient distance away from other existing properties 
to avoid amenity concerns in terms of overshadowing, overlooking or overbearing 
presence/ visual dominance, and the overall design would ensure that there would 
be sufficient daylight and sunlight to all the proposed flats.

6.22 With respect to private amenity space each unit would be provided with a private 
balcony, or terrace. There is also communal open space adjacent to the building.

6.23 The size of the proposed flats would meet national space standards.(DCLG 2015).

6.24 The national and local policy framework seeks to ensure that developments are not 
subject to noise which gives rise to significant adverse effects which would impact 
on health and quality of life.  Core Strategy Policy CS34 requires adequate 
mitigation measures to minimise the impact of such pollution.

6.25 The spatial arrangement has sought to stack the same use rooms above and next to 
each other between units, and the buildings would be subject to sound insulation 
requirements under Building Regulations.  An informative is included in the 
recommendation above.  

6.26 The Noise Impact Assessment sets out the acoustic requirements for glazing and 
ventilation in order that internal noise levels meet BS standard guidelines.  The 
Environmental Protection and Nuisance officer has confirmed that the scheme 
would be acceptable with respect to noise, subject to a recommended condition 
that the scheme be implemented in accordance with the noise assessment.  The 
proposed measures would be consistent with approach taken within other phases.

(vi) Landscape & Open Space

6.27 As set out in the introduction section above, following the removal of the 
temporary marketing suite the application site should be returned to open space/ 
landscape in accordance with the approved landscape plan (under permission 
130668), as part of the landscaped setting to the entrance of Kennet Island.  The 
application area was identified for a mix of grass, bulb planting, shrub planting and 
some new trees. 
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6.28 During the course of the application the applicant was advised that further detail 
would need to be presented with respect to: 

 How the proposed landscaping within the application site would meet the 
requirements for the proposal itself; 

 How the original intended character of the Foudry Brook corridor would be 
maintained and potentially enhanced; and

 Setting out the mitigation/ compensation for the loss of open space (policy 
CS28).

6.29 A Landscape Character Area report was submitted with the purpose of considering 
the specific character and function of the Foudry Brook Corridor Landscape 
Character Area, as defined in the 2007 Development Brief and to assess whether 
the proposed development and associated landscaping scheme would meet the 
objectives of the Landscape Character Area.  

6.30 Officers consider that it has been demonstrated that the proposed landscaping 
scheme would meet the original objectives and seeks to compensate for the loss 
through comprising a number of features to enhance the open space, including an 
increase in the number and area of trees, shrubs, specimen plants and bulbs, to 
strengthen the landscape buffer, enhanced wildlife habitat and protection of the 
Wildlife Buffer Zone from pedestrian access.  

6.31 Although the proposed scheme does result in the loss of the overall quantum of 
open space, it is not considered it would have a detrimental effect on the character 
or function of the remaining space, which is as landscape setting, and on the edge 
of a Wildlife Buffer Zone, where pedestrian access would be controlled.  

6.32 Policy CS28 states “Development proposals that will result in the loss of open 
space or jeopardise its use or enjoyment by the public will not be permitted. In 
exceptional circumstances, development may be permitted where it is clearly 
demonstrated that replacement open space, to a similar standard, can be provided 
at an accessible location close by, or that improvements to recreational facilities 
on remaining open space can be provided to a level sufficient to outweigh the loss 
of the open space. The quality of existing open space should not be eroded by 
insensitive development on adjoining land.”

6.33 In addition to the above and as mitigation/compensation for the loss of open space, 
a proposed scheme at Whale Avenue, close to the site was submitted (under 
190308).  This was following discussion with and comments from RBC officers, 
which fed into the final submitted proposal.   

6.34 Whale Avenue is one of the primary streets within Kennet Island.  This proposed 
mitigation scheme would create a more active and positive space in front of the 
‘Meeting Point’, a community space not currently well used due in part to its lack 
of active frontage.  The proposed concept would be for two separate community 
spaces.  One an open terrace to encourage community events to spill out in to the 
public realm and the other a semi-enclosed space for adult and teens for 
recreation.

6.35 This proposed scheme is considered acceptable by Leisure, Natural Environment and 
Transport as a scheme in its own right.  

6.36 The type of open space proposed, as compensation for that which would be lost at 
the application site, would be different.  However, it is considered that the 
combination of the overall benefits, i.e. the enhanced landscaping proposed at the 
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application site, which would not detrimentally affect the original Landscape 
Character Area objectives, a compensation scheme (Whale Avenue) which would 
provide the opportunity for enhanced community open spaces, and the provision of 
housing at the application site, would on balance outweigh the loss.  The 
implementation of the compensation scheme is a recommended obligation within 
the proposed S106 legal agreement.  

6.37 Officers consider that the proposed landscaping is of a good quality design, which 
has responded well to matters raised and the proposed open space enhancement 
scheme at Whale Avenue would provide suitable mitigation for the loss of open 
space, and subject to conditions, as recommended above, accords with relevant 
policies CS7, CS28, CS38, and DM18.

(vii) Ecology

6.38 Policy CS36 requires development to retain, protect and incorporate features of 
biodiversity or geological interest found within sites.  

6.39 The Ecological Appraisal concludes that the site itself is unlikely to be used by any 
protected species.  The original landscaping scheme would have returned the site 
to turf, bulb planting, trees and shrubs.  The proposed landscaping would relocate 
these around the building with increased tree planting.  The proposed ecological 
enhancements include the provision of bird/bat boxes within the building fabric and 
detailed landscaping proposals which seek to maximise wildlife benefits through use 
of native species and strengthen of boundaries and green links around the site. 

6.40 As the site is in close proximity to Foudry Brook the report recommends that a 
Construction Environmental Management Plan (CEMP) should be prepared to ensure 
that the brook habitat is not affected by the development.  A condition is 
recommended in this regard.  Ecology recommends that the CEMP considers the 
existing Foudry Book Management Plan, and also identifies measures to avoid 
harming nesting birds and other wildlife.  Ecology also recommends conditions for 
wildlife sensitive lighting scheme and biodiversity enhancements to be incorporated 
into the development.  Subject to these conditions there are no objections on 
ecological grounds and the proposed scheme is therefore considered acceptable and 
accords with policy CS36.

  (viii) Flood Risk and Sustainable Drainage SUDs
 

6.41 The Flood Risk Strategy identifies that the development will not give rise to an 
increased risk of flooding either within the site or elsewhere within the vicinity of 
the Site. 

6.42 The proposed drainage strategy would follow the principles for surface water 
drainage approved across the Kennet Island site.  

6.43 The SUDs officer confirmed that there are no objections subject to conditions that 
the SUDS scheme be implemented prior to occupation and that a maintenance plan 
be submitted and approved. 

6.44 It is considered that the development proposals would comply with relevant 
standards for flood risk and sustainable drainage in accordance with Policy CS1, 
CS35 and DM1. 
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(ix) Sustainability 

6.45 It is proposed that the development would meet BREEAM very good standards.  The 
sustainability approach would follow local policy requirements and guidance in the 
RBC’s SPD through including high quality insulation, south facing balconies to 
reduce the demand on heating and lighting, appliances to reduce water 
consumption and the phot voltaic panels across Kennet Island. 

6.46 The submitted approach is considered to accord with policies CS1, CS2 and DM1.
  

(x) Affordable Housing

6.47 Policy DM6 requires an on-site contribution of 30% affordable housing for scheme of 
5 units and over made up of a combination of on-site provision and commuted 
payments.  

6.48 Based on 12 apartments the requirement would be 4 units.  However, it has been 
agreed with RBC Housing Strategy that a financial contribution in lieu of provision 
would be acceptable in this instance as it would not be practical for an RSL to 
manage a few units in a shared block.  Based on two independent valuations the 
S106 contribution would be £567,375 and would be secured via a S106 legal 
agreement. 

(xi) Infrastructure Provision (Section 106 and Community Infrastructure Levy)

6.49 Policies CS9 and DM3 allow for securing the necessary contributions to ensure that 
the impacts of a scheme are properly mitigated.  These are considered to meet the 
relevant legal tests as set out in the CIL regulations and would mitigate the effects 
of the scheme effectively.  The recommended heads of terms in addition to 
affordable housing, are as follows, as also set out in the recommendation above:  
Employment Skills and Training - Preparation of Construction skills ESP, and 
implementation of the open space compensation scheme at Whale Avenue under 
planning reference 1990308 (to be determined under delegated authority).

6.50 CIL does not form part of the determination of the application, but informatives are 
included regarding the CIL process following determination.  This could be used for 
a range of infrastructure provision. 

(xiii) Equality 

6.51 In determining this application the Council is required to have regard to its 
obligations under the Equality Act 2010, which identifies protected characteristics 
or groups.  It is considered that there is no indication or evidence (including from 
consultation on the current applications) that the protected groups have or will 
have different needs, experiences, issues and priorities in relation to this particular 
planning application.

6.52 In terms of the key equalities protected characteristics it is considered there would 
be no significant adverse impacts as a result of the development. 

7. CONCLUSION

7.1 The proposal would deliver new housing in a sustainable location and would have a 
good quality design consistent with other development within Kennet Island.  
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7.2 Although the proposal would lead to the loss of open space, it would include 
enhanced landscaping, which meets the original objectives of the Foudry Brook 
Corridor Character Area, and there would be an enhanced open space close to the 
application site, within the overall Kennet Island, and with the addition of new 
housing, which is considered on balance would outweigh the loss.  

7.3 The proposals would provide for a contribution towards affordable housing, and 
construction employment, skills and training.

7.4 There would be no significant environmental effects.

Case Officer: Alison Amoah
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APPENDIX 1 – PLANS

Proposed Site Plan (blue line is the existing marketing suite outline)

Proposed Floor Plans
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Proposed Elevations
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Proposed 3D Views
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Landscape Proposals


