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Executive Summary  

IntroductionIntroductionIntroductionIntroduction    

This Pre-application Statement has been prepared by JLL on behalf of the Ministry of Justice (‘MoJ’), 

in order to facilitate pre-application discussions with Reading Borough Council (‘RBC’ or ‘The 

Council’) and to set out the planning opportunity as part of the Ministry of Justice’s review of its 

portfolio. 

Reading Prison is in a highly accessible location within Reading Town Centre. The whole site is 

approximately 1.39ha and comprises land and buildings associated with the prison itself enclosed by 

a boundary wall.  It was last in Class C2a use (in accordance with the Use Classes Order 1987 as 

amended).   

The site is located within Reading Abbey Scheduled Ancient Monument.  The main building (Grade II, 

list entry: 1321948) is centrally located and forms a cross. It is 4-storeys in height of red brick 

construction. There are a number of other buildings across the site which are not listed. Parking is 

provided outside the prison walls in the northwest corner of the site.   

The site is in an urban location with buildings predominantly 4-6 storeys.  There are a number of 

listed buildings and scheduled ancient monuments within close proximity of the site, primarily to the 

west.  

The site is bounded to the north and east by the A329 (Forbury Road), the south by Chesnut Walk and 

River Kennet and west by St James’s Church (Grade II and part of Reading Abbey Scheduled Ancient 

Monument) and Presbytery (Grade II and part of Reading Abbey Scheduled Ancient Monument), St 

James’s Roman Catholic School (Grade II and part of Reading Abbey Scheduled Ancient Monument) 

and 12th Century Reading Abbey Ruins (Grade I and a Scheduled Ancient Monument).   

The MOJ has worked with Reading Borough Council to formulate an Outline Development 

Framework for the site (adopted March 2015).  The Outline Development Framework confirms that 

“The site falls naturally within the emerging “Abbey Quarter Area”, an area that Reading Borough 

Council and its partners are actively developing and promoting for its historical importance and as 
an important leisure, learning and interpretation visitor centre for the future.” (para. 1.8).  It further 

notes that “The availability of the prison site for reuse and development has the potential to open up 
the full Abbey area and to complement its development as an area of high historical interest, adding 

an important and highly interesting additional attraction to the current plans for the area.” 

The MoJ and their consultants are in ongoing dialogue with Reading Borough Council, Berkshire 

Archaeology and Historic England to bring this site forward for development. To this effect, the MoJ 

and their consultants have prepared and agreed heritage and archaeological reports to inform the 

development potential of the site (included within this pre-application pack).  Scheduled Monument 

Consent has been granted for targeted archaeological works to establish the ‘actual’ archaeological 

deposits and their depths, thereby identifying the development potential of the site.  The findings of 

such have clearly identified the developable areas of the site and full details are provided in the full 

Feasibility Study by Purcell (included within this pre-application pack).  
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Principle pf Development Principle pf Development Principle pf Development Principle pf Development     

• Form of Development - the site offers potential for sensitive reuse of the listed prison building 

with additional high quality and sensitively designed development within the grounds, 

further to the results of the archaeological fieldwork.   

• Land Uses - As the Outline Development Framework for the site notes, there is potential to 

open the site up in association with the wider Abbey Quarter for reuse and development for 

one or a mix of the following uses: residential, offices, hotel, with ancillary retail/community 

use and an element of public open space; and more recently student accommodation.  

• Conversion of the main prison building options as below: 

 Option AOption AOption AOption A – conversion for 38 no. Class C3 single storey residential apartments (20 no. 1-

bed, 6 no. 2-bed and 12 no. 3-bed) and ancillary space.  

 Option BOption BOption BOption B – conversion for 35 no. Class C3 single storey and duplex residential apartments 

(21 no 1-bed duplex, 3 no. 2-bed duplex, 6 no. 3-bed duplex, 4 no. 1-bed and 1 no. 2-bed) 

and ancillary space. 

 Option COption COption COption C – conversion for hotel use comprising 74 no. hotel rooms, ancillary event space, 

conference hall, café / bar. 

 Option DOption DOption DOption D – conversion for student accommodation comprising 102 no. ensuite rooms 

ancillary event space, café / bar.  

• Redevelopment of the surrounding buildings – a mixed-use development is proposed 

comprising no. 102 Class C3 residential units and circa 3,400sq.m commercial floorspace, 

details of which are shown in the updated feasibility by Purcell.  

• Design and Massing – larger-scale and higher-density development should be focused in 

areas that are highly accessible, within the town centre. The site is situated in a prominent 

location to the north of the River Kennet, therefore increased heights in this location could 

be acceptable, reducing this further north accounting for limited heights surrounding the 

listed building.  
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1 Introduction 

Report PReport PReport PReport Purposeurposeurposeurpose    

1.1 This Pre-application Statement has been prepared by JLL on behalf of the Ministry of Justice (‘MoJ’), 

in order to facilitate pre-application discussions with Reading Borough Council (‘RBC’ or ‘The 

Council’) and to set out the planning opportunity.  

1.2 Her Majesty’s Prison (HMP) Reading has been vacant since 2013, when its closure was announced as 

part of a major prison reform programme. HMP Reading has been identified as surplus to operational 

requirements by the MoJ. The MoJ is reviewing its portfolio with the objectives of: 

•  ensuring that justice is delivered from modern, efficient, green buildings;  

•  ensuring that they are fit-for-purpose for users;  

•  minimising future operating costs; and, 

•   realising sales proceeds for re-investment in reforming and modernising the justice system. 

RepoRepoRepoReport Crt Crt Crt Contentsontentsontentsontents    

1.3 This report is structured as follows: 

• Section 2Section 2Section 2Section 2 – Provides a description of the site, its context and planning history; 

• Section 3 Section 3 Section 3 Section 3 – Summarises the development proposals; 

• Section Section Section Section 4444 – Discusses the principle of development 

• Section 5 Section 5 Section 5 Section 5 – Outlines the planning obligations 
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2 Site Context 

The SiteThe SiteThe SiteThe Site    

2.1 HMP Reading had seen the imprisonment of felons for nearly 250 years. The present historic building 

at the centre of the site (3,4,5 and 6 in Figure 2.1 below) was opened in 1844 and is Grade II listed. The 

remainder of the prison buildings were constructed during the 1960s and 1970s.  

 

Figure Figure Figure Figure 2222.1 .1 .1 .1 HMP ReadingHMP ReadingHMP ReadingHMP Reading    Site PSite PSite PSite Planlanlanlan    

Source: Promap (Licence Number LIG0074) 

2.2 The site area that forms part of this pre-application request extends to approximately 1.39ha, 

comprising: access from Forbury Road; the front car park, the entrance building, the administration 

block, the gym / workshop, amenities building and the service yard (all for access); and, all wings 

(ground, first and second floors) of the main prison building. 

2.3 The site is set on a slope which falls from north to south, dropping sharply at its southern perimeter 

wall where it rises above Chestnut Walk and the River Kennet beyond. 

2.4 The site is located in a highly accessible location within Reading Town Centre. It is approximately 

500m from Reading Station, which is a circa 6-minute walk away. The Station provides frequent 

service on several routes to London Paddington, Bristol Temple Meads and Oxford Stations. 

Key:Key:Key:Key:    

1. Gate House 
2. Administration Building 

3. D Wing 

4. A Wing 

5. B Wing 

6. C Wing 

7. Gym / workshop 

8. Amenities Building 
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Moreover, the Station will become part of the Crossrail Elizabeth Line upon completion of the rail 

works. A bus terminal is located in front of Reading Station on Blagrave Street which provides access 

to frequent bus services on several routes around wider Reading. As the site is located within the 

town centre, the site is in close proximity to town centre amenities including shops, food & drink 

establishments, leisure facilities and other services.  

2.5 The main entrance to the prison site is from Forbury Road, via a modern gatehouse building (1) 

constructed c.1970. The perimeter wall along its northern and eastern stretches also dates from this 

period. The modern administration building (2) occupies the north of the site and is connected to the 

main prison building at its northern extent and where the original entrance would have been located. 

A number of temporary buildings lie to the south and east of this building.        

2.6 The southern and western stretches of the perimeter wall contain 19th century brick but are believed 

to have been heavily repaired during the prison overhaul of the 1970’s. The main prison building 

dominates the site and is cruciform in plan with the four arms converging at a central octagon (3, 4, 5 

and 6). It is arranged roughly north-south with the northern terminal of D Wing connected to a 

modern administration building.  

2.7 ‘A Wing’ (4) lies to the east of the site, and a single storey modern building is located in its corner with 

‘D Wing’ (3). ‘B Wing’ (5) radiates to the south of the site, and is connected by a raised walkway to the 

modern amenities building (8) which occupies almost the entire south-east of the site. 

2.8 ‘C Wing’ (6) projects to the west and is connected to an early 20th century laundry/workshop building 

(7) to the south. The site is densely populated with buildings including a number of modern 

structures. Spaces between buildings are divided by high security fencing. Open spaces exist to the 

south of the gatehouse, to the south-west where there is a small all-weather games court, and to the 

north-east where there is an exercise yard. Apart from a small grassed area along the southern 

perimeter wall and in the south-west corner of the site, most areas are covered in asphalt. 

Figure 2.2: Photo of Main blockFigure 2.2: Photo of Main blockFigure 2.2: Photo of Main blockFigure 2.2: Photo of Main block 

Source: JLL 
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2.9 Beyond the asphalt car park at the north of the site, is a modern utilitarian brick two storey 

gatehouse (1) with a double height entrance with security doors allowing vehicular access to the site. 

This building is flanked by high brick security walls which surround the site and a referred to in earlier 

paragraphs (2.3-2.7)  

2.10 The gatehouse and perimeter walls are excluded from the Listed Building designation, pursuant to 

s.1 (5a) of the Planning (Listed Buildings and Conservation Areas) Act 1990, as they are considered to 

not be of special architectural or historic interest after being rebuilt and rationalised in the 1970s. 

2.11 The site falls within a designated Archaeological Priority Zone, as defined on RBC’s Proposals Map. It 

is part of the Reading Abbey and Civil War earthworks Scheduled Ancient Monument.     

2.12 In September 2013, the MoJ announced that HMP Reading was to close as part of a major prison 

reform programme, and has remained unused and dormant since this date. The site is under 24-hour 

security, and currently has a permanent caretaker as a long-term use for the building is yet to be 

identified. 

The The The The SurroundingsSurroundingsSurroundingsSurroundings    

2.13 The entire prison site is of national importance, as it is within the precinct of Reading Abbey, and 

designated as a Scheduled Ancient Monument. Today, only a small proportion of the Abbey survives 

as above-ground ruins which are set in gardens, and border the western perimeter wall of the site. 

The site is bounded to the west by St James’s Church (Grade II and part of Reading Abbey Scheduled 

Ancient Monument) and Presbytery (Grade II and part of Reading Abbey Scheduled Ancient 

Monument), St James’s Roman Catholic School (Grade II and part of Reading Abbey Scheduled 

Ancient Monument) and 12th Century Reading Abbey Ruins (Grade I and a Scheduled Ancient 

Monument).   

2.14 The site is bounded to the north and east by Forbury Road (A25). To the south of the site is the River 

Kennet and Chestnut Walk. The area to the west and south generally comprises of high-density urban 

form and includes many office buildings as the area forms part of Reading’s Office Core. The area to 

the north and east has a relatively low density urban form comprising retail warehousing. This area 

forms part of RBC’s East Side Major Opportunity Area, which has been identified as having potential 

for intensification of development.  

2.15 Site DesignationsSite DesignationsSite DesignationsSite Designations    

The site falls within the following designations on the Reading Proposals Map (2012): 

• Air Quality Management Area – an area with a plan (Air Quality Action Plan) to improve the 

air quality in the identified area;  

• Areas of Archaeological Potential – areas where there is the potential for archaeological 

remains; 
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• Development in the East Side Major Opportunity Area – an Opportunity Area where RBC 

envisions a new community at the eastern fringe of the town centre with a more urban 

character;  

• East Side Major Opportunity Area – an Opportunity Area where RBC envisions a new 

community at the eastern fringe of the town centre with a more urban character;  

• Scheduled Ancient Monument – the entire prison site is within the precinct of Reading Abbey 

and is designated as a Scheduled Ancient Monument; 

• Settlement Boundary – defines the urban area of RBC within which development is 

permitted; 

• Office Core – major office development is directed to this area; 

• Reading Central Area – defines Reading’s town centre. 

 

FigureFigureFigureFigure    2222....3333    Extract frExtract frExtract frExtract from Reading Proposals Mapom Reading Proposals Mapom Reading Proposals Mapom Reading Proposals Map    

Source: Reading Proposals Map (2012) 

Listed BuildingListed BuildingListed BuildingListed Buildings and Scheduled Ancient Monuments s and Scheduled Ancient Monuments s and Scheduled Ancient Monuments s and Scheduled Ancient Monuments     

2.16 The historic building at the centre of the site (3, 4,5 and 6 in Figure 2.1 above) is Grade II listed. The 

gatehouse and perimeter walls are excluded from the Listed Building designation, pursuant to s.1 
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(5a) of the Planning (Listed Buildings and Conservation Areas) Act 1990, as they are considered to not 

be of special architectural or historic interest after being rebuilt and rationalised in the 1970s. 

2.17 The entire prison site is also of national importance, as it is within the precinct of Reading Abbey, and 

designated as a Scheduled Ancient Monument. Today, only a small proportion of the Abbey survives 

as above-ground ruins which are set in gardens, and border the western perimeter wall of the site. 

These ruins are Grade I listed, with further fragments of tracery windows to the west individually 

Grade II listed. Additionally, a number of associated Grade II listed buildings and structures are 

located within this north-western cluster, with a further Grade I listed Abbey Gate and Grade II 

Registered Park and Garden formed by The Forbury Garden beyond. 

Conservation AreasConservation AreasConservation AreasConservation Areas    

2.18 HMP Reading is not situated within a Conservation Area.  

Archaeological ImportanArchaeological ImportanArchaeological ImportanArchaeological Importancececece    

2.19 The site falls within a designated Archaeological Priority Zone, as defined on RBC’s Proposals Map. 

The site was part of the ground of Reading Abbey and is therefore part of the Reading Abbey and Civil 

War earthworks Scheduled Ancient Monument. There is a high potential for archaeological remains 

from the Bronze Age, the period of the Vikings in the 9th Century and medieval and later interest.  

2.20 An archaeological evaluation was undertaken by Museum of London Archaeology (MOLA) comprising 

twenty evaluation trenches and two bore holes excavated between November 2016 and May 2018. 

MOLA’s Report on an Archaeological Evaluation (July, 2018) summarises the findings which includes 

archaeological remains relating to the Medieval Abbey and former prison.   

2.21 A meeting occurred on 9 August 2018 between Purcell, Historic England, Berkshire Archaeology, the 

Ministry of Justice and JLL to discuss the report’s findings, the site’s opportunities and constraints 

and to establish principles on the placement of buildings and foundation design. This meeting 

informed Purcell’s enclosed proposals, which are discussed in further detail in Section 3.  

Tree Preservation Orders (TPO)Tree Preservation Orders (TPO)Tree Preservation Orders (TPO)Tree Preservation Orders (TPO)    

2.22 There are no known TPOs on site. 

Environmental Environmental Environmental Environmental CCCConsiderationsonsiderationsonsiderationsonsiderations    

2.23 There are no known nature conservation designations of international, national or local importance 

on or immediately adjoining the site. The site is not within any Area of Outstanding Natural Beauty, 

Site of Special Scientific Interest, or Special Protection Area.  
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Flood RiskFlood RiskFlood RiskFlood Risk    

2.24 A search of the Environment Agency’s Flood Map for Planning demonstrates that the southern edge 

of the site is located within Flood Zone 2.  

 
Figure Figure Figure Figure 2.2.2.2.4444    Flood RiskFlood RiskFlood RiskFlood Risk 

Source: EA Flood Map for Planning (2018) 

2.25 Planning HistoryPlanning HistoryPlanning HistoryPlanning History    

In preparation of this application, a desk-based planning history search of RBC’s online planning 

application register has been undertaken. Relevant applications are summarised in Table 2.1 below. 

There are no indications of any formal decisions that would preclude new applications coming 

forward.  

PlanniPlanniPlanniPlanning Refng Refng Refng Ref....    DescriptionDescriptionDescriptionDescription    Decision / DDecision / DDecision / DDecision / Dateateateate    

161847 Temporary (from 11th November 2016 to 12th 
December 2016) display of advertisements to north 
(Forbury Road) perimeter wall. 

Approved  

4th November 
2016 

161079 Temporary change of use from Class C2a (Prison) to 
Class D1 (Art Exhibition/Event space) of part of ground, 
first and second floor, and associated works, from 1st 
August 2016 to 11th November 2016 (Planning 
Permission)  

Approved 

25th July 2016    

161080 External and internal works associated with temporary 
change of use from Class C2a (Prison) to Class D1 (Art 
Exhibition/Event space) of part of ground, first and 

Approved 

25th July 2016 
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PlanniPlanniPlanniPlanning Refng Refng Refng Ref....    DescriptionDescriptionDescriptionDescription    Decision / DDecision / DDecision / DDecision / Dateateateate    

second floor from 1st August 2016 to 11th November 
2016 (Listed Building Consent). 

161211 Temporary (from 1st August 2016 to 11th November 
2016) display of 1x non-illuminated advertisement and 
1x externally illuminated information sign to north 
(Forbury Road) perimeter wall (Advertisement Consent). 

Approved 

25th July 2016 

121397 Alterations to existing window openings, new apertures 
in the foot of the brick turret, and installation of new 
plant and ducting, to provide new smoke extraction 
system. 

Approved  

10th October 2012 

121398 Alterations to existing window openings, new apertures 
in the foot of the brick turret, and installation of new 
plant and ducting, to provide smoke extraction system. 

Approved  

5th October 2012 

070259 Installation of a 1.8m diameter satellite dish on the roof 
of the gatehouse building. 

Approved  

19th February 2008 

070260 Installation of a 1.8m diameter satellite dish on the roof 
of the gatehouse building. 

Approved  

19th February 2008 

930652 All weather sports pitch and additional security fencing. Decision 
unknown 

1st November 
1993 

Table 2.1: Relevant Planning HistoryTable 2.1: Relevant Planning HistoryTable 2.1: Relevant Planning HistoryTable 2.1: Relevant Planning History    
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3 Proposals 

OvervieOvervieOvervieOverviewwww    

3.1 It is proposed to convert the listed building and redevelop the surrounding buildings for a mixed-use 

development. 

3.2 The MoJ has appointed Purcell to prepare a pre-application feasibility study outlining the potential 

conversion and redevelopment massing options, which would optimise the site and its prominent 

location.  

Conversion of Main Conversion of Main Conversion of Main Conversion of Main Prison Prison Prison Prison Building Building Building Building     

3.3 The main prison building is Grade II listed. The Purcell feasibility confirms the high significance of the 

main prison, consisting of four wings and forming a cruciform shape which results in the requirement 

to adopt a considered and sensitive approach in terms of its conversion. 

3.4 Four options have been prepared for the main prison building and are detailed in the feasibility 

study. Please find a summary of each option below: 

 Option AOption AOption AOption A – conversion for 38 no. Class C3 single storey residential apartments (20 no. 1-

bed, 6 no. 2-bed and 12 no. 3-bed) and ancillary space.  

 Option BOption BOption BOption B – conversion for 35 no. Class C3 single storey and duplex residential apartments 

(21 no 1-bed duplex, 3 no. 2-bed duplex, 6 no. 3-bed duplex, 4 no. 1-bed and 1 no. 2-bed) 

and ancillary space. 

 Option COption COption COption C – conversion for hotel use comprising 74 no. hotel rooms, ancillary event space, 

conference hall, café / bar. 

 Option DOption DOption DOption D – conversion for student accommodation comprising 102 no. ensuite rooms 

ancillary event space, café / bar.  

Redevelopment of Surrounding BuildingsRedevelopment of Surrounding BuildingsRedevelopment of Surrounding BuildingsRedevelopment of Surrounding Buildings    

3.5 It is proposed to redevelop the buildings surrounding the main listed prison. The proposal is for a 

mixed-use development comprising no. 102 Class C3 residential units (35 no. 1-bed and 67 no. 2-bed) 

and circa 3,400sq.m of commercial floorspace. The proposal is detailed in the updated feasibility 

document by Purcell. This is based on the results of the archaeological investigations and 

subsequent discussions with Historic England and the Local Authority. 

3.6 The residential element is proposed to be located to the south of the listed main prison building, 

with commercial and open space to the north. Heights vary between 2 and 5-storeys towards the 

southern end of the site towards the river; and accounting for limited heights surrounding the listed 

building.  

3.7 The feasibility option has been developed to limit foundation impact within the general buffer zone 

identified above known archaeological deposits. The option presented at this stage seeks to 
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establish a principle for the potential scale and massing of new build elements on the site in the 

context of the Listed Building, Conservation Area and buried archaeology associated with the 

Scheduled Monument 

3.8 The full feasibility report will be updated following the Council’s Pre-application response. 
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4 Principle of Development 

4.1 This section sets out the key planning considerations for any change of use and redevelopment 

scheme.  

Relevant Relevant Relevant Relevant Development PDevelopment PDevelopment PDevelopment Planlanlanlan    

4.2 This section summarises the relevant planning policies against which any development proposals 

will be assessed by the Planning Authorities. 

4.3 Section 38(6) of the Planning & Compulsory Purchase Act 2004 requires that: 

“If regard is to be had to the Development Plan for the purpose of any determination to be 

made under the Planning Acts the determination must be made in accordance with the Plan 

unless material considerations indicate otherwise” 

4.4 The Statutory Development Plan for RBC includes: 

• RBC Core Strategy (2008, amended 2015) (‘CS’);    

• RBC Sites and Detailed Policies (2012, amended 2015) (‘SDP’); 

• Reading Central Area Action Plan (2009) (‘RCAAP’); 

• Reading Proposals Map (2012). 

4.5 RBC must also have regard to all material considerations. These include Central Government policy 

documents; the National Planning Policy Framework (NPPF) (2018) and National Planning Practice 

Guidance (NPPG) (2014, updated 2018).   

4.6 Other more local material considerations which should be considered include Supplementary 

Planning Documents (SPDs) and the Outline Development Brief: The Site of Reading Prison (2015) 

(‘ODB’).  

4.7 RBC has begun work on a new Local Plan for the Borough. A Pre-Submission Draft Local Plan 

(‘PSDLP’) was published on 30 November 2017 and consultation lasted until 26 January 2018. This is 

the version that the Council intents to submit for approval to the Secretary of State. It is considered 

that its policies may hold some weight for the purpose of determining planning applications.  

4.8 Full details of relevant planning policy are included in Appendix 1. 

Principle of RPrinciple of RPrinciple of RPrinciple of Rededededevelopmentevelopmentevelopmentevelopment    

4.9 At the heart of the NPPF is a “presumption in favour of sustainable development” (paragraph 11) and 

planning policy context encourages effective use of previously developed (brownfield) land and a mix 

of land uses. A key objective of the development plan is to support the growth in homes, jobs and 
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services in highly accessible, sustainable locations that have the capacity to accommodate 

intensification.       

4.10 The existing buildings provide the opportunity to comprehensively convert and redevelop this 

brownfield, strategically located site into a well-designed and efficient building which contributions 

to the growth ambitions of the RCAAP.     

4.11 The principle of the redevelopment of the prison site was first established by the RCAAP, which forms 

part of Reading’s adopted Development Plan. Policy RC3b of the CAAP sets out RBC’s vision for 

Reading Prison, stating that residential, office or hotel use would be appropriate on the site, subject 

to retention of the listed prison building and enhancement of the setting of the Abbey Ruins. It is 

identified as a site for development in the East Side Major Opportunity Area. 

4.12 The ODB also set out RBC’s vision for the development of the site. It envisions opening up parts of the 

modern prison walls to connect with the Abbey Ruins and the clearing away of the modern buildings 

that surround the listed building. It states that development on the site would be an opportunity to 

improve access to its heritage assets, complement the Abbey Quarter Area and contribute facilities 

for learning and interpretation and community and cultural, arts, leisure, exhibition and/or 

commercial facilities and attractions. It envisions such uses working in conjunction with commercial 

and/or residential uses. It also states that hotel or office use may be appropriate. The Framework 

mentions that public consultation responses to the Draft Framework made suggestions for further 

uses that could be accommodated on the site, including a sustainable education centre, small retail 

units and food outlets with outdoor seating.  

4.13 Policy CR13a of the PSDLP sets out RBC’s most up-to-date vision for the redevelopment of the site, 

stating that it could be used for residential or student accommodation, offices or a hotel, including 

some cultural or heritage element or related retail and leisure that draws on its significance. This is 

subject to avoidance of detrimental impact on the significant archaeological interest and 

enhancement of the area as a heritage destination.  

4.14 Therefore, it is considered that the principle of change of use and/or redevelopment of the site to 

provide alternative uses is acceptable, subject to consideration of heritage and archaeological 

constraints.  

4.15 CS Policy CS4 seeks to direct larger-scale and higher-density development to areas that are highly 

accessible. It encourages residential densities of more than 70 dwellings per hectare in town centres. 

Emerging PSDLP Policy H2 recommends an even higher residential density of at least 100 dwellings 

per hectare in the town centre.  Within the East Side Major Opportunity Area, RCAAP Policy RC3 

encourages intensification and the establishment of a more defined urban environment with 

medium and high-density development. Therefore, high density development is acceptable on the 

site, subject to consideration of heritage and archaeological constraints.  

4.16 CS Policy CS35 seeks to direct development away from areas identified as being at high risk of 

flooding. However, Paragraph 11.20 states that “appropriate weight will be given to the 

redevelopment of land at risk of flooding that provides significant regeneration benefits on 
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previously developed land.”  Moreover, Paragraph 6.28 of the RCAAP acknowledges that parts of the 

East Side Major Opportunity Area are within Flood Zone 2, but states that this must be weighed 

against the vital role that these sites play in the regeneration of the centre. It also states that 

sequential and exceptions tests have already been carried out by the Council in identifying the sites 

highlighted in the Opportunity Area for development. A relatively small portion of the site is located 

within Flood Zone 2, however it is considered that redevelopment of the site is acceptable due to the 

anticipated regenerative benefits, subject to provision of a robust Flood Risk Assessment.  

Principle of Development by Principle of Development by Principle of Development by Principle of Development by Land Land Land Land Use Use Use Use     

4.17 The purpose of the requested pre-application discussion with RBC is to test the principle of 

development of a variety of viable uses for the site. This will allow flexibility going forward through 

the scheme’s design evolution.  

Residential Residential Residential Residential     

4.18 The NPPF seeks to boost the supply of housing (paragraph 59) and requires housing applications to 

be considered in the context of the presumption in favour of sustainable development (paragraph 

38). 

4.19 The site is considered to constitute an acceptable and sustainable location for residential use as it is a 

brownfield site, has excellent public transport access and is located within a town centre within 

walking distance to a range of amenities and services. 

4.20 The CS (Policy CS14, paragraph 6.9-12) encourages high density residential development in Central 

Reading to provide regenerative benefits and to contribute to its continued urban renaissance. The 

PSDLP (Policy H1) states that RBC targets the provision of at least 671 new homes per annum until 

2036, with approximately 49% of these homes being in Central Reading.  

4.21 Policy RC3b of the CAAP, the ODB and Policy CR13a of the PSDLP state that provision of residential 

use on this site is acceptable.    

4.22 In regards to the listed prison, the cellular plan of the main block would be suitable for conversion 

into residential use in the form of apartments. 

Student HousingStudent HousingStudent HousingStudent Housing    

4.23 Due to the presence of University of Reading, Reading College and University of West London’s 

Berkshire Institute for Health, the Borough has a large and growing student population. Paragraph 

4.4.96 of the PSDLP states that evidence from the University of Reading indicates that growth in 

student numbers will generate a need for new accommodation. Policies relating to student housing 

will be introduced upon adoption of RBC’s new Local Plan. It is considered that the PSDLP may hold 

some weight in planning decision-making as it is at the Regulation 19 stage.  

4.24 Policy H12 of the PSDLP seeks to direct new student accommodation to sites on or adjacent to 

existing further or higher education campuses. It states that there will be a presumption against 
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proposals for student housing on other sites unless it is demonstrated that the proposal meets a 

need that cannot be met in the aforementioned areas. 

4.25 The site is not adjacent to a further/higher education campus, but is within walking distance of 

University of Reading’s London Road Campus, Reading College and University of West London’s 

Berkshire Institute for Health. While Policy H12 establishes a presumption against student 

accommodation on the site, this is contradicted by Policy CR13a which states that the prison 

building could be used, inter alia, for student accommodation.  

4.26 Therefore, it is considered that student accommodation should be considered as acceptable on the 

site, if its need can be demonstrated. 

4.27 Again, regarding the listed prison, the cellular plan of the main block would be suitable for 

conversion into residential use for students. 

Visitor Accommodation Visitor Accommodation Visitor Accommodation Visitor Accommodation     

4.28 The NPPF defines hotels as a main town centre use and supports tourism development in town 

centres.  

4.29 CAAP Policy RC3b, emerging PSDLP Policy CR13a and the ODP state that hotel development would 

be appropriate on this site. 

4.30 It is therefore considered that principle of hotel development on the site is acceptable.   

4.31 Emerging PSDLP Policy RC9 seeks to direct serviced apartments and apart-hotels to the Central Core. 

The site is not located within the Central Core as defined by the Proposals Map, but is adjacent to it. 

Considering the principle of hotel development is acceptable on the site despite it being just outside 

the Central Core, it is considered that serviced apartment and apart-hotels (also Class C1 

development) would likewise be acceptable on the site.  

4.32 The policies of RBC’s Local Development Framework appear to be silent on the provision of youth 

hostel development, however it is considered that this use would be appropriate given the site’s 

town centre location and excellent accessibility.  

4.33 The cellular plan of the main prison building may be suitable for use in part as a hotel and a 

proportion of C1 use, complimentary to other key uses, might be considered as part of a mixed use 

scheme. 

Office Office Office Office  

4.34 The NPPF directs office development to town centres. The PSDLP (Policy EM1 and Paragraph 5.2.16) 

seeks provision for a net increase of 53,000 – 112,000sqm of new office floorspace for the period 

between 2013 and 2036 in the Borough, with 71,000sqm of this floorspace being located in Central 

Reading.  

4.35 CS Policy CS10 directs major office development to the centre of Reading. CAAP Policy RC6 

specifically directs major office development of over 1,000sqm to Reading Centre’s Office Core, as 

defined by the Proposals Map, within which the site is located. The site is currently surrounded by 

this existing office cluster comprising purpose-built office buildings, including several regional 
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headquarter offices for multinational corporations. CAAP Policy RC3b, emerging PSDLP Policy CR13a 

and the ODP state that office development would be appropriate on this site.  

4.36 It is therefore considered that principle of office development on the site should be acceptable.   

RetailRetailRetailRetail    

4.37 Retail is defined by the NPPF as a main town centre use. Ground floor retail use would address the 

street and would provide an active frontage along the pedestrian routes, helping to support and 

improve the vitality and viability of the centre and the Abbey Quarter. The PSDLP (Policy RL2) seeks 

provision of up to 34,900sqm of retail and related facilities in Reading by 2036 with Central Reading 

accommodating approximately 27,000sqm of this provision.   

4.38 CS Policy CS25 directs major retail development to Reading Centre. However, CAAP Policy RC6 seeks 

to direct retail development specifically to the Primary Shopping Area. While the site is not located in 

this area, the ODB envisions small retail units accommodated on the site. Moreover, emerging Policy 

CR13a of the PSDLP envisions retail development that would draw on the site’s significance.   

4.39 It is considered that small-scale retail provision would be acceptable on the site to contribute to the 

activity and vitality of the Abbey Quarter.  

Food and Drink Establishments Food and Drink Establishments Food and Drink Establishments Food and Drink Establishments     

4.40 The NPPF directs restaurants, cafes, bars and pubs to town centres.  

4.41 CAAP Policy RC6 seeks to direct retail development to the Primary Shopping Area and Policy RC7 

seeks to direct leisure and cultural development to the Central Core. Policy RC8 seeks to limit the 

location of drinking establishments, including pubs, bars and nightclubs, to the Central Core. While 

the site is not located in this area, the ODB envisions food outlets with outdoor seating on the site 

and Policy CR13a of the PSDLP envisions related retail and leisure development that draws on the 

significance of the site.  

4.42 It is considered that small-scale restaurant or café provision would be acceptable on the site to 

contribute to the activity and vitality of the Abbey Quarter.  

Leisure and Cultural UsesLeisure and Cultural UsesLeisure and Cultural UsesLeisure and Cultural Uses    

4.43 The NPPF seeks to direct leisure, entertainment, arts, culture and tourism development to town 

centres. 

4.44 CS Policy CS25 directs leisure and cultural development to Reading Centre, however CAAP Policy RC7 

directs major leisure, cultural and non-regionally significant tourism development to the Central 

Core. While the site is not located in this area, it lends itself well to leisure and cultural development. 

The ODB envisions redevelopment to improve public access to the site’s heritage assets and to 

complement the Abbey Quarter through facilities for learning and interpretation and community and 



 

 

 

 

Planning Report, November 2018   

 

Planning Report 

COPYRIGHT © JONES LANG LASALLE IP, INC. 2018. All Rights Reserved 

19

 

cultural/arts/leisure/exhibition/commercial facilities and attractions. PSDLP Policy CR13a suggests 

that some cultural or heritage element that draws on the site’s significance would be appropriate.  

4.45 It is considered that museum, gallery, interpretation and other cultural and leisure uses that 

complement the site’s significance would be supported on the site to contribute to the public’s 

accessibility of the Abbey Quarter.  

EducationEducationEducationEducation    and Community Facilities and Community Facilities and Community Facilities and Community Facilities     

4.46 The NPPF encourages local planning authorities to meet the requirement for a sufficient choice of 

school places to meet the needs of existing and new communities. It also encourages sufficient 

provision for other community facilities such as healthcare.  

4.47 CS Policy CS31 supports proposals for new community facilities in accessible locations and town 

centres. Emerging PSDLP Policy CR13 states that educational development would be acceptable in 

the East Side Major Opportunity Area to complement the desired residential growth in the area.  

4.48 The CAAP, ODB or PSDLP are silent on the provision of educational use on this site. However, the ODB 

does envisage community facilities on the site that would complement the Abbey Quarter Area.  

4.49 It is considered that education and community facility use may be supported on the site.  
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5 Planning Obligations 

4.50 Delivering new development in the UK requires payment of a Community Infrastructure Levy (CIL) to 

mitigate for any potential impact on the local community and infrastructure, and to ensure that the 

necessary additional infrastructure is paid for.  

4.51 Pursuant to this, RCB has their own charging regime in place.  

4.52 CIL will be charged at the following rates (index linked) based on net additional floorspace (gross 

internal area) of all new development apart from that exempt under Part 2 and Part 6 of the CIL 

Regulations 2010 (as amended).   

4.53 Section 40 (10) of CIL Regulations 2010 (as amended) when read with Section 40 (6) (a) indicate that it 

is only possible to deduct existing floor space from the CIL calculation if a part of that building has 

been in lawful use for 6 months of the previous year, on the date when planning permission is 

granted. 

RBC ObligationsRBC ObligationsRBC ObligationsRBC Obligations    

4.54 RBC began charging their own CIL charging schedule in 2015 to help pay for new and improved 

infrastructure. The following charges are applicable:  

Table 5Table 5Table 5Table 5.1 CIL Charging Schedule.1 CIL Charging Schedule.1 CIL Charging Schedule.1 CIL Charging Schedule    

Development TypeDevelopment TypeDevelopment TypeDevelopment Type    

CIL Rate (£ CIL Rate (£ CIL Rate (£ CIL Rate (£ per sqm)per sqm)per sqm)per sqm)    

Central ReadingCentral ReadingCentral ReadingCentral Reading    

Residential / Hotels / Sheltered Housing/ 

Private Rented Hostel Accommodation 

(including student accommodation) 

£120 

Care homes (those providing nursing care and 

fully catered) 

£nil 

A1 Retail £nil 

Offices £30 

All other chargeable developments £nil 
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4.55 Notwithstanding the position on CIL, any proposals would need to deliver a scheme that does not 

place pressure on existing social and community infrastructure without delivering adequate 

solutions. 

4.56 Indeed, contributions secured via s106 of the Town and Country Planning Act 1990 (‘s106’) are still 

payable to secure affordable housing and to pay for site specific mitigation works which would not 

be covered by the CIL regime. 
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Appendix 1 - Relevant Planning Policies 

NNNNational Planning ational Planning ational Planning ational Planning Policy Framework (NPolicy Framework (NPolicy Framework (NPolicy Framework (NPPFPPFPPFPPF))))    (2018(2018(2018(2018) ) ) )     

The NPPF sets out the Government’s planning policies from England and how they are to be applied.  

a.a.a.a. General ApproachGeneral ApproachGeneral ApproachGeneral Approach    

• The key driver within the NPPF “is a presumption in favour of sustainable development” 

(paragraph 1paragraph 1paragraph 1paragraph 11111).  It requires local planning authorities to:    

− “Approve development proposals that accord with an up-to-date development plan 

without delay”; and    

− grant permission where the relevant planning policies are absent or out of date, unless: 

 “the application of policies in this Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development 

proposed; or  

 any adverse impacts of doing so would significantly and demonstrably outweigh 

the benefits, when assessed against the policies in this Framework taken as a 

whole.” 

• Paragraph 38 of the NPPF reiterates this presumption in favour of sustainable development:    

− “Local planning authorities should approach decisions on proposed development in a 

positive and creative way. They should use the full range of planning tools available, 

including brownfield registers and permission in principle, and work proactively with 

applicants to secure developments that will improve the economic, social and 

environmental conditions of the area. Decision-makers at every level should seek to 

approve applications for sustainable development where possible.” 

b.b.b.b. HousingHousingHousingHousing    

• Paragraph 59 Paragraph 59 Paragraph 59 Paragraph 59 encourages a sufficient amount and variety of land coming forward to support 

Government objectives to boost housing supply and to meet the needs of individuals with 

specific housing requirements.  

c.c.c.c. Employment UsesEmployment UsesEmployment UsesEmployment Uses    

• Paragraph Paragraph Paragraph Paragraph 80 80 80 80 places significant weight on the need to support economic growth and productivity, 

taking into account local business needs and wider opportunities for development.     

• Paragraph 82 Paragraph 82 Paragraph 82 Paragraph 82 states that planning decisions should recognise and address the specific locational 

requirements of different business sectors.     
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d.d.d.d. Town Centres Town Centres Town Centres Town Centres     

• Paragraph 85 Paragraph 85 Paragraph 85 Paragraph 85 encourages planning decisions take a positive approach to the growth, 

management and adaptation of town centres. It states that planning policies should meet the 

anticipated needs for retail, leisure, office and other town centre uses. 

• Paragraph 86 Paragraph 86 Paragraph 86 Paragraph 86 seeks to direct main town centre uses (retail, leisure, entertainment and more 

intensive sport and recreation uses, offices and arts, culture and tourism development) to town 

centres.  

e.e.e.e. SSSSustainable and inclusive designustainable and inclusive designustainable and inclusive designustainable and inclusive design    

• Paragraph 91Paragraph 91Paragraph 91Paragraph 91 encourages planning decisions that achieve healthy, inclusive and safe places that 

promote social interaction, are safe and accessible and that enable and support healthy 

lifestyles.  

• Paragraph 96 Paragraph 96 Paragraph 96 Paragraph 96 encourages the opportunities for new provision of open space. 

• Paragraph 117 Paragraph 117 Paragraph 117 Paragraph 117 encourages effective use of land in meeting the need for homes and other uses. It 

encourages making as much use as possible of brownfield land.  

• Paragraph 118 Paragraph 118 Paragraph 118 Paragraph 118 supports the development of under-utilised land and buildings, especially if it 

would help identified needs for housing where land supply is constrained.  

• Paragraph 122 and 123 Paragraph 122 and 123 Paragraph 122 and 123 Paragraph 122 and 123 support development that makes efficient use of land and achieving 

appropriate densities. 

• Paragraph 124 Paragraph 124 Paragraph 124 Paragraph 124 encourages the use of good design to create of high quality buildings and places. 

• Paragraph 127 Paragraph 127 Paragraph 127 Paragraph 127 states that planning decisions should ensure that developments are sympathetic 

to local character and history, while not preventing or discouraging appropriate innovation or 

change such as increased densities.  

f.f.f.f. HeritageHeritageHeritageHeritage    

• Paragraph 184Paragraph 184Paragraph 184Paragraph 184 requires that heritage assets are conserved in a manner appropriate to their 

significance.  

• Paragraph 1Paragraph 1Paragraph 1Paragraph 188889999    requires applicants to describe the significance of any heritage assets affected by 

planning applications, including any contribution made by their setting.  The level of detail 

should be proportionate to the asset’s importance and no more than is sufficient to understand 

the potential impact of the proposal on their significance. 

• Paragraph 131Paragraph 131Paragraph 131Paragraph 131 requires local planning authorities to take account of: 

o “The desirability of sustaining and enhancing the significance of heritage assets and putting 

them to viable uses consistent with their conservation; 
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o The positive contribution that conservation of heritage assets can make to sustainable 

communities including their economic vitality; and, 

o The desirability of new development making a positive contribution to local character and 

distinctiveness”.  

g.g.g.g. Transport and HighwaysTransport and HighwaysTransport and HighwaysTransport and Highways    

• Paragraph 103 Paragraph 103 Paragraph 103 Paragraph 103 states that significant development should be focused on sustainable locations 

that offer a genuine choice of transport modes.    

• Paragraph 104 Paragraph 104 Paragraph 104 Paragraph 104 encourages support of mixed used development to reduce the number and length 

of journeys.     

• Paragraph 109 Paragraph 109 Paragraph 109 Paragraph 109 states that development should only be refused on highways grounds if there 

would be an unacceptable impact on highway safety, or the residual cumulative impacts on the 

road network would be severe.     

h.h.h.h. FloodingFloodingFloodingFlooding    

• Paragraph 100Paragraph 100Paragraph 100Paragraph 100 requires that “inappropriate development” in areas at risk of flooding should be 

avoided by directing development away from areas at highest risk. Where development is 

necessary it should be made safe for its lifetime without increasing the risk of flooding elsewhere.  

 

RBC Core Strategy (2008, aRBC Core Strategy (2008, aRBC Core Strategy (2008, aRBC Core Strategy (2008, amendedmendedmendedmended    2015)2015)2015)2015)    

The Core Strategy sets out the key elements of the planning framework for the area, and comprises a 

spatial vision, spatial objectives, spatial strategy and core policies related to implementation of the 

strategy.  

a.a.a.a. Design and Design and Design and Design and DDDDensityensityensityensity    

Policy CS4 (Accessibility and the Intensity of Development) Policy CS4 (Accessibility and the Intensity of Development) Policy CS4 (Accessibility and the Intensity of Development) Policy CS4 (Accessibility and the Intensity of Development) states that the scale and density of a 

development will correspondent to the accessibility of its location. 

Policy CS7 (DPolicy CS7 (DPolicy CS7 (DPolicy CS7 (Design and the Public Realm) esign and the Public Realm) esign and the Public Realm) esign and the Public Realm) requires that all development be of high design quality that 

maintains and enhances the local character and appearance. Development should protect and 

enhance the historic environment of the Borough.  

Policy CS8 (Waterspaces) Policy CS8 (Waterspaces) Policy CS8 (Waterspaces) Policy CS8 (Waterspaces) requires that development in the vicinity of waterways provide attractive 

uses and buildings that provide appropriate and attractive uses that enhance the relationship with 

the waterway, create high quality public realm and connections and contribute to the character, 

appearance, landscape and amenity of the waterways.  
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Policy CS15 (Location, Accessibility, Density and Housing Mix) Policy CS15 (Location, Accessibility, Density and Housing Mix) Policy CS15 (Location, Accessibility, Density and Housing Mix) Policy CS15 (Location, Accessibility, Density and Housing Mix) states the density and mix of residential 

development will be informed by considerations such as the characteristics of the surrounding area 

and the site’s accessibility. It encourages residential densities of more than 70 dwellings per hectare 

in the Town Centre.  

b.b.b.b. Office Office Office Office DDDDevelopmentevelopmentevelopmentevelopment    

Policy CS10 (Location of Employment Development) Policy CS10 (Location of Employment Development) Policy CS10 (Location of Employment Development) Policy CS10 (Location of Employment Development) seeks to direct major office development to the 

centre of Reading.  

Paragraph 5.7 Paragraph 5.7 Paragraph 5.7 Paragraph 5.7 states that the strategy for economic development should be informed by background 

evidence. At the time of document’s adoption, background evidence pointed to a need for additional 

office development and therefore RBC’s strategy is to seek additional office provision.  

Paragraph 5.10 Paragraph 5.10 Paragraph 5.10 Paragraph 5.10 highlights the opportunity for regenerative development to provide employment 

provision.  

c.c.c.c. Residential Residential Residential Residential DDDDevelopmentevelopmentevelopmentevelopment    

Policy CS14 (Provision of Housing) Policy CS14 (Provision of Housing) Policy CS14 (Provision of Housing) Policy CS14 (Provision of Housing) seeks the delivery of 521 new dwellings per annum in the period 

between 2016 and 2026.  

Paragraph 6.9 Paragraph 6.9 Paragraph 6.9 Paragraph 6.9 seeks to direct major residential development to areas of high accessibility, areas in 

most need of regeneration and areas with access to efficient and effective public transport.  

Paragraphs 6.10 to Paragraphs 6.10 to Paragraphs 6.10 to Paragraphs 6.10 to 6.12 6.12 6.12 6.12 encourage high density residential development in Central Reading to 

provide regenerative benefits and contribute to its continued urban renaissance.  

d.d.d.d. Retail, Leisure and Culture DevelopmentRetail, Leisure and Culture DevelopmentRetail, Leisure and Culture DevelopmentRetail, Leisure and Culture Development    

Policy CS25 (Scale and Location of Retail, Leisure and CultuPolicy CS25 (Scale and Location of Retail, Leisure and CultuPolicy CS25 (Scale and Location of Retail, Leisure and CultuPolicy CS25 (Scale and Location of Retail, Leisure and Culture Development) re Development) re Development) re Development) seeks to direct major 

retail and main town centre leisure and culture development to the centre of Reading.  

Policy CS27 (Maintaining the Retail Character of Centres) Policy CS27 (Maintaining the Retail Character of Centres) Policy CS27 (Maintaining the Retail Character of Centres) Policy CS27 (Maintaining the Retail Character of Centres) states that a strong retail character will be 

maintained in the Borough’s town centres and discourages significant groupings of non-retail uses.  

Policy CS31 (Additional and Existing Community Facilities)Policy CS31 (Additional and Existing Community Facilities)Policy CS31 (Additional and Existing Community Facilities)Policy CS31 (Additional and Existing Community Facilities) supports proposals for new community 

facilities in accessible locations and town centres. 

Paragraph 8.8 Paragraph 8.8 Paragraph 8.8 Paragraph 8.8 refers to background evidence produced at the time of adoption of the Core Strategy 

and states a need for more retail and leisure floorspace. 

e.e.e.e. HeritageHeritageHeritageHeritage    
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Policy CS33 (Protection and enhancement of the Historic EnvironmentPolicy CS33 (Protection and enhancement of the Historic EnvironmentPolicy CS33 (Protection and enhancement of the Historic EnvironmentPolicy CS33 (Protection and enhancement of the Historic Environment)))) seeks to protect, and where 

appropriate, enhance elements of the historic environment and their setting, including listed 

buildings, historic parks and gardens, features of archaeological importance and other features with 

local or national designations. Planning permission will only be granted where development has no 

adverse impact on historic assets.  

f.f.f.f. Transport and HTransport and HTransport and HTransport and Highwaysighwaysighwaysighways    

Policy CS22 (Transport AssessmentsPolicy CS22 (Transport AssessmentsPolicy CS22 (Transport AssessmentsPolicy CS22 (Transport Assessments) ) ) ) requires that development proposals ensure an adequate level 

of accessibility and safety by all modes of transport. All development proposals will be assessed for 

their impact upon the transport network. 

g.g.g.g. Open SpaceOpen SpaceOpen SpaceOpen Space    

Policy CS29 (Provision of Open Space) Policy CS29 (Provision of Open Space) Policy CS29 (Provision of Open Space) Policy CS29 (Provision of Open Space) encourages development make provision for open space.  

h.h.h.h. Flood RiskFlood RiskFlood RiskFlood Risk    

Policy CSPolicy CSPolicy CSPolicy CS35 (Flooding) 35 (Flooding) 35 (Flooding) 35 (Flooding) seeks to direct development away from areas identified as being at a high risk 

of flooding.        

Paragraph 11.20 Paragraph 11.20 Paragraph 11.20 Paragraph 11.20 states that “appropriate weight will be given to the redevelopment of land at risk of 

flooding that provides significant regeneration benefits on previously developed land.” 

    

RBC RBC RBC RBC Sites and Sites and Sites and Sites and Detailed Detailed Detailed Detailed Policies (20Policies (20Policies (20Policies (2012121212,,,,    aaaamendedmendedmendedmended    2015)2015)2015)2015)    

The Sites and Detailed Policies document provides the detailed planning policies, and identifies the 

specific development sites necessary to deliver the Core Strategy. 

a.a.a.a. Principle of Development Principle of Development Principle of Development Principle of Development     

Policy SD1Policy SD1Policy SD1Policy SD1 (Presumption in Favour of Sustainable Development) takes a positive approach to 

considering development proposals, and has a presumption in favour of sustainable development. 

b.b.b.b. Specialist Residential AccommodationSpecialist Residential AccommodationSpecialist Residential AccommodationSpecialist Residential Accommodation    

Policy DM7 (Policy DM7 (Policy DM7 (Policy DM7 (AccommodationAccommodationAccommodationAccommodation    for Vulnerable People)for Vulnerable People)for Vulnerable People)for Vulnerable People)    encourages specialist accommodation for 

vulnerable people, such as care homes, to meet identified need. This form of development is 

encouraged in locations close to community facilities including healthcare services.  Development 

catering for people with limited mobility should be located within 400m of a town centre and a bus 

stop on a strategic bus route.  

c.c.c.c. HeritageHeritageHeritageHeritage    
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PPPParagraph 9.1.10aragraph 9.1.10aragraph 9.1.10aragraph 9.1.10 states a presumption in favour of the conservation on all heritage assets. Any harm 

or loss of an asset will need clear and convincing justification as set out in national policy. 

Paragraph 9.1.17 Paragraph 9.1.17 Paragraph 9.1.17 Paragraph 9.1.17 states a presumption in favour of the conservation of heritage sites with 

archaeological interest. 

d.d.d.d. Transport and Transport and Transport and Transport and HHHHighwaysighwaysighwaysighways    

Policy DM12Policy DM12Policy DM12Policy DM12 (Access, Traffic and Highways-related Matters) will only permit developments where it 

would “not have a material detrimental impact on the functions of the transport network” and where 

“the proposals would not be detrimental to the safety of users of the transport network”.  

e. Health and Health and Health and Health and AmenityAmenityAmenityAmenity 

Policy DM4 (Safeguarding Amenity) Policy DM4 (Safeguarding Amenity) Policy DM4 (Safeguarding Amenity) Policy DM4 (Safeguarding Amenity) requires that development not cause a significant detrimental 

impact to the living environment of existing or new residential properties.  

f. Green Network Green Network Green Network Green Network  

Policy DM17 (Green Network) Policy DM17 (Green Network) Policy DM17 (Green Network) Policy DM17 (Green Network) encourages consideration of opportunities to link into and enhance 

Green Links, including the River Kennet.        

 

Reading Central Area Action Plan (2009)Reading Central Area Action Plan (2009)Reading Central Area Action Plan (2009)Reading Central Area Action Plan (2009)    

This Area Action Plan established the planning framework for the Reading Central area. the plans 

includes a number of measures and general guidelines for the area and specific sites.  

a.a.a.a. PrinPrinPrinPrinciple of Developmentciple of Developmentciple of Developmentciple of Development    

Policy RC3 (Development in the East Side Major Opportunity Area) Policy RC3 (Development in the East Side Major Opportunity Area) Policy RC3 (Development in the East Side Major Opportunity Area) Policy RC3 (Development in the East Side Major Opportunity Area) seeks to provide a more defined 

urban environment in the Opportunity Area with medium to high density development. It encourages 

improved pedestrian and cyclist permeability, provision of new open spaces, new accesses to the 

River Kennet and the preservation of historic features in the area and the enhancement of their 

setting where possible.  

Policy Policy Policy Policy RCRCRCRC3b (Reading Prison)3b (Reading Prison)3b (Reading Prison)3b (Reading Prison) states that the listed prison building should be retained and that 

residential, office or hotel use would be appropriate on the site. It states that development at 

Reading Prison should enhance the setting of the Abbey ruins. 

Paragraph 6.26Paragraph 6.26Paragraph 6.26Paragraph 6.26 acknowledges that the Opportunity Area is characterised mostly by relatively low-

density development in prominent positions and Policy RC3Policy RC3Policy RC3Policy RC3 therefore encourages intensification in 

this area. It states that Reading Prison may have the potential for redevelopment or reuse. It 
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acknowledges that the area is highly visible from the railway line and therefore affects the perception 

of the town for individuals arriving or passing by rail.  

Paragraph 6.28 Paragraph 6.28 Paragraph 6.28 Paragraph 6.28 acknowledges that parts of the Opportunity Area are within Flood Zone 2, but states 

that this must be weighed against the vital role that these sites play in the regeneration of the centre. 

Sequential and exceptions tests have been carried out by the Council identifying these sites for 

development.  

b.b.b.b. Town Centre UsesTown Centre UsesTown Centre UsesTown Centre Uses    

Policy RCPolicy RCPolicy RCPolicy RC6 (Definition of the 6 (Definition of the 6 (Definition of the 6 (Definition of the Centre) Centre) Centre) Centre) seeks to direct retail development to the Primary Shopping Area. 

It also seeks to direct major office development of over 1,000sqm to the Office Core. It directs other 

main town centre uses to the Central Core.  

Policy RC7 (Leisure, Culture and Tourism in the Centre) Policy RC7 (Leisure, Culture and Tourism in the Centre) Policy RC7 (Leisure, Culture and Tourism in the Centre) Policy RC7 (Leisure, Culture and Tourism in the Centre) seeks to direct major leisure, cultural and 

non-regionally significant tourism development. It encourages the concentration of these uses in the 

Central Core.  

Policy RC8 (Drinking Establishments) Policy RC8 (Drinking Establishments) Policy RC8 (Drinking Establishments) Policy RC8 (Drinking Establishments) seeks to limit the location of drinking establishments, including 

pubs, bars and nightclubs, to the Central Core.  

Paragraph 8.10 Paragraph 8.10 Paragraph 8.10 Paragraph 8.10 states that the aforementioned designations (Primary Shopping Area, Office Core, 

Central Core) should not preclude other types of development, such as housing in these areas, nor 

the mixing of uses.  

c.c.c.c. Residential DevelopmentResidential DevelopmentResidential DevelopmentResidential Development    

Paragraph 8.28 Paragraph 8.28 Paragraph 8.28 Paragraph 8.28 welcomes residential development in Reading’s Town Centre to add vitality to the 

area. It forms a key part of the strategy for Reading Centre.      

d.d.d.d. Visitor Visitor Visitor Visitor AccommodationAccommodationAccommodationAccommodation        

Policy Policy Policy Policy RC9 RC9 RC9 RC9 ((((Living in the Centre) Living in the Centre) Living in the Centre) Living in the Centre) seeks to direct serviced apartments and apart-hotels to the Central 

Core. 

e.e.e.e. Open Space Open Space Open Space Open Space     

Policy RC14 (Public Realm) Policy RC14 (Public Realm) Policy RC14 (Public Realm) Policy RC14 (Public Realm) encourages development adjacent to open spaces maintain and/or 

enhance access. It encourages that development in the town centre make a positive contribution to 

the quality of the public realm.  
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Outline Development Brief: The Site of Reading Prison (2015)Outline Development Brief: The Site of Reading Prison (2015)Outline Development Brief: The Site of Reading Prison (2015)Outline Development Brief: The Site of Reading Prison (2015)    

Recognising the need to plan for the future of the HMP Reading site, this report contains initial 

research of the site, and outlines a development framework for the future use and development of 

the site.  

The Framework envisions that the site will provide improved access to its heritage assets and the 

remainder of the Abbey Quarter Area and contribute and complement it by way of facilities for 

learning and interpretation and community and cultural/arts/leisure/exhibition/commercial facilities 

and attractions. It envisions such uses working in conjunction with commercial and/or residential 

uses. It also states that hotel or office use may be appropriate.  The Framework mentions that public 

consultation responses to the Draft Framework made suggestions for further uses that could be 

accommodated on the site, including a sustainable education centre, small retail units and food 

outlets with outdoor seating.    

It envisions opening up parts of the modern prison walls to connect with the Abbey Ruins. It states 

that clearing away the modern buildings that surround the listed building may be desirable.  

It states that the development should provide appropriate, supervised and suitability lit pedestrian 

and cycle links through the site and from the site to the canal to the south of the site, into the public 

areas of the Abbey Ruins and to the Forbury Gardens, and to the Kenavon Drive area, in addition to 

the existing links onto the Forbury Road.  

The document also lists key views through the site and out of the site that should be considered in 

the design of any development proposals.  

 

Reading Borough Local Plan Reading Borough Local Plan Reading Borough Local Plan Reading Borough Local Plan ––––    Regulation 19 PreRegulation 19 PreRegulation 19 PreRegulation 19 Pre----Submission Draft (2017) Submission Draft (2017) Submission Draft (2017) Submission Draft (2017)     

RBC has begun work on a new Local Plan for the Borough. A Pre-Submission Draft Local Plan was 

published on 30 November 2017 and consultation lasted until 26 January 2018. It is the version that 

the Council intents to submit for approval to the Secretary of State. It is considered that its policies 

may hold some weight for the purpose of determining planning applications.  

a.a.a.a. Principle of DevelopmentPrinciple of DevelopmentPrinciple of DevelopmentPrinciple of Development    

Policy CR13a (Reading Prison)Policy CR13a (Reading Prison)Policy CR13a (Reading Prison)Policy CR13a (Reading Prison) states that “The building would be used for residential or student 

accommodation, commercial offices or a hotel, and could include some cultural or heritage element 

or related retail and leisure that draws on its significance. The site is part of a scheduled ancient 

monument, and therefore any additional development will be dependent on a thorough 

demonstration that it would not have detrimental impacts on the significant archaeological interest. 

The prison adjoins the Abbey Quarter, and development should therefore enhance that area as a 

heritage destination. Indicative potential: conversion of prison could result in 65-90 dwellings. No 

figures for additional development, as highly dependent on assessment of archaeology.”  
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b.b.b.b. Design and Design and Design and Design and DensityDensityDensityDensity    

Policy H2 (Density and Mix)Policy H2 (Density and Mix)Policy H2 (Density and Mix)Policy H2 (Density and Mix) refers to Figure 4.5Figure 4.5Figure 4.5Figure 4.5 which recommends a residential density of at least 100 

dwellings per hectare in the town centre.  

Policy CR15 (The Reading Abbey Quarter) Policy CR15 (The Reading Abbey Quarter) Policy CR15 (The Reading Abbey Quarter) Policy CR15 (The Reading Abbey Quarter) states that the Council will seek to remove features that harm 

the Abbey’s setting. It states that development in its vicinity should promote the Abbey’s historic, 

architectural or archaeological interest and its setting. The Reading Prison site provides an opportunity 

to further consolidate the cluster of heritage interest.  

c.c.c.c. Office DevelopmentOffice DevelopmentOffice DevelopmentOffice Development    

Policy EM1 (Provision of Employment Development)Policy EM1 (Provision of Employment Development)Policy EM1 (Provision of Employment Development)Policy EM1 (Provision of Employment Development) states that provision will be made for a net 

increase of 53,000 – 112,000sqm of new office floorspace for the period between 2013 and 2036.  

Paragraph 5.2.16 Paragraph 5.2.16 Paragraph 5.2.16 Paragraph 5.2.16 expects that Central Reading will accommodate approximately 71,000sqm of office 

floorspace by 2036.  

d.d.d.d. Residential DevelopmentResidential DevelopmentResidential DevelopmentResidential Development    

Policy H1 (PPolicy H1 (PPolicy H1 (PPolicy H1 (Provision of Housing)rovision of Housing)rovision of Housing)rovision of Housing) states that provision will be made for at least an additional 15,433 

new homes (671 new homes per annum) in the Borough for the period between 2013 and 2036.  

Paragraph 5.2.16 Paragraph 5.2.16 Paragraph 5.2.16 Paragraph 5.2.16 expects that Central Reading will accommodate approximately 7,600 new homes by 

2036 (including homes completed since 2013).  

Policy H4 (Building to Rent Schemes) Policy H4 (Building to Rent Schemes) Policy H4 (Building to Rent Schemes) Policy H4 (Building to Rent Schemes) allows for the provision of self-contained private rented homes.  

e.e.e.e. Specialist Residential AccommodationSpecialist Residential AccommodationSpecialist Residential AccommodationSpecialist Residential Accommodation    

Policy H6 (Accommodation for Vulnerable People)Policy H6 (Accommodation for Vulnerable People)Policy H6 (Accommodation for Vulnerable People)Policy H6 (Accommodation for Vulnerable People) seeks provision for at least an additional 253 

residential care bed spaces for elderly people between 2013 and 2036. 

f.f.f.f. Student Housing Student Housing Student Housing Student Housing     

Policy H12 (Student Accommodation)Policy H12 (Student Accommodation)Policy H12 (Student Accommodation)Policy H12 (Student Accommodation) seeks to direct new student accommodation to sites on or 

adjacent to existing further or higher education campuses. There is a presumption against proposals 

for student housing on other sites unless it is demonstrated that the proposal meets a need that 

cannot be met in the aforementioned areas.  

g.g.g.g. Retail DevelopmentRetail DevelopmentRetail DevelopmentRetail Development    

Policy RL2 (Scale and LocatiPolicy RL2 (Scale and LocatiPolicy RL2 (Scale and LocatiPolicy RL2 (Scale and Location of Retail, Leisure and Culture Development) on of Retail, Leisure and Culture Development) on of Retail, Leisure and Culture Development) on of Retail, Leisure and Culture Development) seeks provision of up to 

34,900sqm of retail and related facilities in Reading by 2036.  

Paragraph 5.2.16 Paragraph 5.2.16 Paragraph 5.2.16 Paragraph 5.2.16 expects that Central Reading will accommodate approximately 27,000sqm of retail 
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floorspace by 2036.  

h.h.h.h. EdEdEdEducationucationucationucation    

Policy CR13 (East Side Major Opportunity Area)Policy CR13 (East Side Major Opportunity Area)Policy CR13 (East Side Major Opportunity Area)Policy CR13 (East Side Major Opportunity Area) states that educational development would be 

acceptable in the Opportunity Area.  

i.i.i.i. HeritageHeritageHeritageHeritage    

Policy EN2 (Areas of Archaeological Significance) Policy EN2 (Areas of Archaeological Significance) Policy EN2 (Areas of Archaeological Significance) Policy EN2 (Areas of Archaeological Significance) states that “development proposals which will have 

an adverse effect on scheduled monuments and other nationally important archaeological remains 

and their settings will not be allowed.”  
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