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1 INTRODUCTION 

1.1 This Sequential Assessment has been prepared by Walsingham Planning on behalf of Greene 

King Commercial Investment Ltd, to support a planning application in relation to the former 

George and Dragon amenity pub / restaurant at 162 Bath Road, Reading. 

1.2 The application seeks full planning permission for: 

“Demolition of existing pub / restaurant and the erection of 1 no. drive thru retail / bakery 

unit (Class E), including erection of supporting structures, together with alterations to means 

of access, car parking, landscaping and associated works.” 

1.3 The retail / bakery unit will be occupied by Greggs, which is seeking to expand its business by 

opening a series of Drive Thru units nationwide. 

1.4 National policy requires local authorities to apply a sequential test to planning applications for 

main town centre uses which are neither in an existing centre nor in accordance with an up-

to-date plan. The proposal is a main town centre use, and the application site is out-of-centre 

and is not allocated for the proposed use in the Development Plan. Accordingly, this report 

provides an assessment of sequentially preferable sites in response to the sequential test.  

1.5 This Sequential Assessment should be read in conjunction with the suite of plans and 

documents submitted with the planning application, which provide further detail on the 

application scheme. 

1.6 This report is structured as follows: 

• Section 2 provides a description of the site and its surroundings; 

• Section 3 sets out the proposed development; 

• Section 4 considers the relevant planning policies and guidance; 

• Section 5 sets out the methodology for the Sequential Assessment and confirms 

Greggs’ operational and market requirements; and 

• Section 6 provides an assessment of sequentially preferable sites.   
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1.7 Section 7 provides our conclusions in relation to the sequential test, which can be 

summarised as follows: 

• There are no sequentially preferable sites that are available, suitable and viable for the 

proposed development, even when applying flexibility in regard to scale; 

• The proposal will provide a food-on-the-go offer for the benefit of passing road users 

on Bath Road; and   

• The proposal will bring a vacant site back into active economic use in a prominent 

and accessible location.  

1.8 The Assessment concludes that the planning application satisfies the requirements of the 

sequential test in accordance with the Development Plan and national planning policy.  
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2 SITE AND SURROUNDINGS 

2.1 The site extends to approximately 0.25 Ha and accommodates the George and Dragon 

amenity pub / restaurant, which has been closed since March 2020. The premises closed since 

the business was unsustainable and unviable as a result of poor trading which occurred over 

many years.  

2.2 The amenity pub / restaurant building is part single-storey and part two-storey, and fronts 

onto Bath Road (A4). There is a beer garden directly to the west of the vacant building, and 

a car park to the north and west. The car park provides parking for around 31 cars, with one 

disabled parking space. 

2.3 Vehicular access to the site is taken from one access point, at the south-western corner of 

the plot. The access is served by a right-turn lane. 

2.4 Immediately surrounding the site, there are residential properties to the north, east, south 

(on the opposite side of Bath Road) and west (on the opposite side of Morlands A venue).   

2.5 Approximately 200m to the west of the site, on Bath Road, are Lidl and Aldi food stores. A 

petrol filling station and a car dealership are located 100m to the east, and to the north of 

Morlands Avenue is an extensive school campus with grounds and sports facilities (Prospect 

School). 

2.6 The site is around 3km to the south-west of Reading Town Centre, within the Southcote 

area. The site is relatively accessible by public transport, being served by a nearby west-bound 

bus stop on the opposite side of Bath Road, which provides regular services to Newbury. The 

east-bound bus stop is located around 100m to the east and provides services to Reading 

Town Centre. The pavement directly outside the site is very wide and is designed to 

accommodate both pedestrians and cyclists. On the opposite side of Bath Road, the highway 

has a dedicated bus lane and cycle lane. 

2.7 The site has a lengthy history of planning applications and decisions. In addition to applications 

for advertisement consent, there are various planning permissions for alterations to the vacant 

premises dating back to the 1980s. There are, however, no applications of material relevance 

to the proposed scheme.  
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2.8 The site is out-of-centre in planning policy terms, with the nearest designated centres being 

Coronation Square Local Centre (around 800m from the site) and Meadway District Centre 

(around 900m to the north). Coronation Square Local Centre is laid out around a playing field 

and offers a clinic, children’s centre, community hub, a church and two shopping parades with 

residential accommodation above. Meadway District Centre comprises an Asda supermarket 

and a shopping precinct with residential apartments on the upper floors, alongside surface 

level car parking. Despite their respective distances from the application site, both Centres 

are reasonably well connected to the site.  
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3 DEVELOPMENT PROPOSALS 

3.1 The application seeks full planning permission for: 

“Demolition of existing pub / restaurant and the erection of 1 no. drive thru retail / bakery 

unit (Class E), including erection of supporting structures, together with alterations to means 

of access, car parking, landscaping and associated works”. 

3.2 The redeveloped site will be occupied by Greggs who have been looking for a drive thru site 

in the area for some time. The scheme forms part of their current nationwide growth and 

drive thru expansion programme in response to customer demand for ‘food on the go’. The 

development will provide facilities for eating in, take-away and drive thru.  

3.3 The redevelopment of the site for a drive thru Greggs unit will require the demolition of the 

existing vacant former pub/ restaurant building.  As is set out elsewhere in this report and the 

accompanying Viability Study prepared by Savills, the building needs to be demolished as it has 

no viable alternative use.    

3.4 In place of the existing premises, it is proposed to erect a new single-storey building.  This will 

be positioned on part of the footprint of the existing building but will be set back from the 

Bath Road frontage. This is necessary in order to accommodate the drive thru lane and 

boundary planting.    

3.5 The building, which is broadly rectangular in shape, will have a GEA of 211 sq.m and a GIA of 

186 sq.m. It will comprise a traditional form, with a hipped roof covered with Eternit blue / 

black tiles and a height of 7 metres (to ridge) to provide a level of scale to Bath Road.   

3.6 A 33 space car park to serve the premises is proposed to the west of the building. This will 

operate a one-way system around a central parking island and will comprise:   

• Two disabled bays, located in close proximity to the entrance doors on the western 

side of the unit; 

• Two waiting bays, sited just beyond the exit from the drive thru lane; 

• 10 electric vehicle (EV) charging spaces, sited near the western site boundary, served 

by five electrical upstands;  

• 19 standard car parking spaces; and 
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• Five Sheffield stands, providing parking for 10 bicycles.    

3.7 The existing vehicular access to the site from Bath Road will be improved and widened as 

requested by the Highway Authority. A section of tactile paving on the public footpath will 

also be altered. In addition, the right-turn lane on Bath Road will be lengthened and ‘Keep 

Clear’ markings provided on the eastbound side of Bath Road to discourage any blocking of 

the site access.   

3.8 Pedestrian access to the unit will be achieved by way of a new footpath link from Bath Road. 

The footpath will provide direct access to the customer entrance doors on the western side 

of the unit, via a crossing point over the drive thru lane.  

GREGGS 

3.9 Greggs is a strong and trusted brand which draws on its heritage in fresh bakery to compete 

successfully in the food-on-the-go market. It has more than 1,850 shops across the UK, serving 

millions of customers each week. 

3.10 As on-the-go habitats change, Greggs has built its portfolio of shops to take the brand to 

where its customers want them to be. As a result, Greggs can be found in retail parks, 

shopping centres, industrial estates and on office parks. Greggs shops are also located where 

customers need them whilst travelling, with shops in travel hubs and at roadside locations 

with parking. It is within this context that the Company is rolling out its new drive thru 

concept, which is proposed at the application site.  

3.11 Greggs have ambitious plans for the growth of their new drive thru concept.   As is set out in 

the sequential assessment, these sites have different locational and site requirements to a 

traditional high street Greggs unit and require good visibility from the roadside, a good level 

of parking provision, a site of between 0.20 and 0.3 hectares, minimum traffic flows of 15,000 

vehicles per day and sites on main arterial and community routes. The application site meets 

these requirements.  
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4 RELEVANT PLANNING POLICY 

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states: 

“If regard is to be had to the development plan for the purposes of any determination to be 

made under the Planning Acts, the determination should be made in accordance with the 

plan, unless material considerations indicate otherwise.” 

4.2 Any issue that relates to the use and development of land and buildings is capable of being a 

material planning consideration. This includes Government statements of planning policy.  

4.3 The Development Plan for the site comprises the Reading Local Plan, which was adopted in 

November 2019. 

GOVERNMENT GUIDANCE 

NATIONAL PLANNING POLICY FRAMEWORK 

4.4 The National Planning Policy Framework (NPPF) was updated in July 2021. It sets out the 

Government’s economic, environmental and social planning policies for England. 

4.5 Paragraph 87 states: 

“Local planning authorities should apply a sequential test to planning applications for main 

town centre uses which are neither in an existing centre nor in accordance with an up-to-

date plan. Main town centre uses should be located in town centres, then in edge of centre 

locations; and only if suitable sites are not available (or expected to become available within 

a reasonable period) should out of centre sites be considered.” 

4.6 Paragraph 88 states: 

“When considering edge of centre and out of centre proposals, preference should be given 

to accessible sites which are well connected to the town centre. Applicants and local planning 

authorities should demonstrate flexibility on issues such as format and scale, so that 

opportunities to utilise suitable town centre or edge of centre sites are fully explored.” 

4.7 According to Annex 2 of the NPPF, retail (including bakeries) and drive thru’s are defined as 

main town centre uses.  
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PLANNING PRACTICE GUIDANCE 

4.8 Planning Practice Guidance (PPG) is regularly updated and should be read in conjunction with 

the NPPF. It provides further guidance on the application of the sequential test, and makes 

clear that the sequential approach requires a thorough assessment of the availability, suitability 

and viability of locations for main town centre uses. 

4.9 Paragraph 011 of PPG addresses the application of the sequential test to decision-taking. It 

states that: 

“The application of the test should be proportionate and appropriate for the given proposal.” 

4.10 PPG goes on to provide a short checklist of matters to consider when determining whether 

a proposal complies with the sequential test. These are as follows: 

• “With due regard to the requirement to demonstrate flexibility, has the suitability of more 

central sites to accommodate the proposal been considered? Where the proposal would be 

located in an edge of centre or out of centre location, preference should be given to accessible 

sites that are well connected to the town centre. It is important to set out any associated 

reasoning clearly. 

• Is there scope for flexibility in the format and/or scale of the proposal? It is not necessary 

to demonstrate that a potential town centre or edge of centre site can accommodate precisely 

the scale and form of development being proposed, but rather to consider what contribution 

more central sites are able to make individually to accommodate the proposal.” 

4.11 PPG also states: 

“If there are no suitable sequentially preferable locations, the sequential test is passed.” 

DEVELOPMENT PLAN 

READING LOCAL PLAN 

4.12 Policy RL1 sets out the hierarchy of centres in the Borough and confirms that the vitality and 

viability of the centres should be maintained and enhanced. The Policy notes that some centres 

(such as Coronation Square Local Centre) are based around a small area of green, and where 

this is an important part of the layout and function of the centre, it will be retained and where 
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possible enhanced. The Policy also notes that Meadway District Centre will be the main focus 

for intensification, change and additional community facilities.  

4.13 Policy RL2 confirms that all development will comply with the relevant tests for retail, leisure 

and culture development, as set out in national policy.  

4.14 Policy RL5 states that proposals which include more than 1,000 sq.m (gross) of new or 

additional floorspace for main town centre uses in an edge-of-centre or out-of-centre location 

should demonstrate that there will be no significant adverse impact on existing centres.  

4.15 The proposed development will provide substantially less than 1,000 sq.m (gross) of new Class 

E floorspace (211 sq.m GEA), thus strongly indicating that it will have nowhere near a 

significant adverse impact on centre vitality and viability. 

4.16 Policy WR3o relates to a site allocation at Meadway District Centre. The Policy promotes 

the redevelopment of the existing Centre to provide a new District Centre including a 3,700 

sq.m – 4,600 sq.m net gain of retail and leisure space. Development should be as 

comprehensive as possible, and there will be no net loss of residential uses with a net gain of 

housing being provided where possible. 

OTHER MATERIAL CONSIDERATIONS 

MEADWAY CENTRE PLANNING BRIEF 

4.17 The Council adopted its Planning Brief for Meadway District Centre in November 2013. The 

Brief sets out the broad principles that the full or partial redevelopment of the Centre should 

aim to comply with.   
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5 METHODOLOGY 

5.1 Having regard to relevant planning policy and associated guidance, this section sets out the 

methodology for the Sequential Assessment. 

RELEVANT DECISIONS  

5.2 The interpretation of the sequential test has been clarified through various court and appeal 

decisions. 

5.3 The Supreme Court Judgement of Tesco Stores Ltd v. Dundee City Council (2012) established 

that for a site to be considered ‘suitable’ for the purpose of the sequential test, it must meet 

the commercial requirements of the development. When considering alternative sites, the 

issue to be resolved is:  

“…whether an alternative site is suitable for the proposed development, not whether the 

proposed development can be altered or reduced so that it can be made to fit an alternative 

site.” (paragraph 29) 

5.4 It is clear from the 2012 Judgement that whilst applicants should consider whether there is 

any scope to be flexible with regard to the format and scale of their proposals, they are not 

required to fundamentally alter or compromise their business model in order to fit an 

alternative site. The sequential test should be applied in a real-world context.  

5.5 The Secretary of State for Communities and Local Government (SoS) reached a similar verdict 

in the call-in decision for the Rushden Lakes scheme (APP/G2815/V/12/2190175), which 

relates to a retail led mixed-use development in Northampton. The SoS identified the Dundee 

Judgment to be applicable to the NPPF, confirming that if a site is not suitable for the 

commercial requirements of the developer, then it is not a suitable site for the sequential 

approach. 

5.6 The difficulties of applying flexibility to the unique format of a drive thru are discussed within 

the appeal case: Land at Treloggan Road, Newquay, Cornwall (PINS reference: 

APP/Q0830/A/05/1182303), which considered an out-of-centre proposal. The Inspector 

concluded:  

“It is difficult to envisage how a developer could be flexible in respect of the format of a drive 

through restaurant. Unlike a conventional restaurant, which could relatively be easily 
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accommodated on any of the identified sites [identified by the Council], a drive-through, by 

definition, requires vehicular access and circulation through or around the building.”  

5.7 A copy of the appeal decision is enclosed at Appendix 1.   

OPERATIONAL AND MARKET REQUIREMENTS 

5.8 The approach to selecting sites that are available, suitable and viable requires a consideration 

of the operational and market requirements of Greggs.  

5.9 The specific operational requirements that will determine whether a site or building is suitable 

and viable for the operations of the proposal are as follows: 

• A freehold or leasehold site. 

• A site with good roadside visibility. 

• A site which is on a main arterial commuter route. 

• Minimum traffic flow past the site of 15,000 vehicles per day. 

• A site which is capable of providing a standalone unit measuring circa 186 sq.m GIA, 

with an associated drive thru lane.  

• A site with dedicated or shared car parking provision, or which is capable of providing 

parking. 

• A site with a minimum size of 0.2 – 0.3 Ha. 

• A site with, or which is capable of providing, safe and suitable access for service 

vehicles.  

SEARCH AREA 

5.10 The proposal is intended to provide a food-on-the-go offer for the benefit of road users on 

Bath Road and will not function as a destination in its own right. It is therefore appropriate to 

consider sequentially preferable opportunities within a search area which is reasonably 

connected to and less than 1km from the site. This includes: 

• Coronation Square Local Centre (around 800m from the site); and 
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• Meadway District Centre (around 900m to the north of the site). 

5.11 Within the search area, there are no Development Plan allocations which promote the 

proposed use.  

FLEXIBILITY 

5.12 As the relevant decisions have identified, the sequential test should be applied in a real-world 

context and applicants should not be required to fundamentally alter or compromise their 

business model in order to fit an alternative site.  

5.13 Nevertheless, in accordance with the requirements of the NPPF, sites which are capable of 

providing a standalone unit measuring 167 sq.m GIA (10% smaller than the proposed Greggs 

unit) with an associated drive thru lane have been considered. This represents significant 

flexibility and a unit below this size would be a departure from Greggs’ business model.  

SEARCH FOR SITES 

5.14 Within the search area, we have undertaken a thorough search for sites in the following 

locations:  

• Within and on the edge of the identified centres; and;  

• Out-of-centre sites which are accessible and well connected to the centres. 

5.15 Our search has included a review of the Development Plan, national online search engines 

(Zoopla, Rightmove and Prime Location) and a search of websites of local agents.  

5.16 As we explain below, our survey has identified no available and suitable and viable sites for 

the proposed development. 



Former George and Dragon, Reading 

Walsingham Planning, Brandon House, King Street, Knutsford, Cheshire, WA16 6DX 

KN0052/22 / Former George and Dragon, Reading / March 2023 

 

13 

6 SEQUENTIAL ASSESSMENT 

6.1 Having regard to our methodology and the relevant planning policies and guidance, this section 

contains our assessment of sequentially preferable sites.  

6.2 Proformas for the alternative sites identified are contained at Appendix 2.   

CORONATION SQUARE LOCAL CENTRE 

6.3 We have identified two sites at Coronation Square Local Centre. 

6.4 Site 1 is the site of the former Southcote Library at 234 Southcote Lane. This in-centre site 

is owned by the Council and has been vacant since 2018 following the library’s relocation to 

the Community Hub at Coronation Square. The site extends to 0.17 Ha and is thus too small 

to accommodate the development proposed, even when applying flexibility. Southcote Lane 

is also a quiet residential road and would not provide a sufficient level of traffic flow past the 

site. The former Library site is not being marketed at present and for all of the above reasons, 

it is dismissed from our sequential site search due to it being unavailable and unsuitable.  

6.5 Site 2 is Coronation Square Playing Field. The Local Centre is laid out around the Playing 

Field, which forms part of a designated Green Link in the Development Plan. Whilst the site 

is large enough to accommodate the proposed development, it would not be exposed to 

enough traffic since Coronation Square is situated away from the main arterial routes. The 

site is also not being actively marketed and given its Development Plan designation, a proposal 

to develop the Playing Field would very likely be resisted by the Council. Site 2 is therefore 

dismissed from our sequential site search due to it being unavailable and highly unsuitable.    

6.6 In summary, there are no alternative sites within or on the edge of Meadway District Centre 

which are available, suitable and viable for the proposed development.  

MEADWAY DISTRICT CENTRE  

6.7 We have identified two sites at Meadway District Centre.  

6.8 Site 3 is the Asda supermarket car park. The car park is privately owned and is large enough 

to accommodate the proposal. However, it is not being marketed and the proposal on the 

site would likely give rise to highway safety issues which would be entirely unsuitable. Site 3 

also has no roadside visibility, and it would not be exposed to enough traffic to enable the 
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proposal to fulfil its intended purpose. For the above reasons, Site 3 is dismissed from our 

sequential site search.  

6.9 Site 4 is Meadway Shopping Precinct. The Precinct opened in 1967 and it comprises a number 

of ground floor commercial units with residential apartments on the upper floors, alongside 

surface level car parking.  

6.10 According to our research, a total of three commercial units are being marketed to let at the 

Precinct at present. However, the marketed units are unsuitable for the proposal by virtue of 

their size, and there is no scope to provide a drive thru lane at any of them.   

6.11 Subject to conditions and the completion of a S106 Agreement, the Council’s Planning 

Committee resolved to grant outline planning permission for the comprehensive 

redevelopment of the Shopping Precinct in October 2021, to provide additional floorspace 

across Use Classes A1, A2, A3, A4, A5, D1 and D2, 258 new residential units, a new car park, 

landscaping and other works (LPA reference: 191496). The application indicates the owner’s 

long-term intention to redevelop the site, and whilst it includes the provision of new and 

refurbished Class E floorspace, it does not propose a drive thru lane.  

6.12 It is clear from reviewing the submitted Parameters Plans that the Precinct redevelopment 

would be unsuitable for Greggs’ operational requirements. Specifically, the owner is seeking 

to deliver a multi-storey development across large blocks on the site, so there will be no 

scope to provide a small, detached retail / bakery unit with a drive thru lane. A large amount 

of built form is also envisaged along the majority of the site’s frontage to Honey End Lane, 

thus removing any roadside visibility for the remainder of the site. Overall, the redevelopment 

scheme envisioned at the Precinct is totally unsuitable for the proposal. 

6.13 Site 4 is dismissed from our sequential site search due to it being unavailable and highly 

unsuitable.  

6.14 In summary, there are no alternative sites within or on the edge of Meadway District Centre 

which are available, suitable and viable for the development proposed.   

OUT-OF-CENTRE SITES 

6.15 Paragraph 88 of the NPPF explains that when considering edge-of-centre and out-of-centre 

proposals, preference should be given to accessible sites which are well connected to the 

town centre. 
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6.16 The application site is out-of-centre and our search for sites has identified no alternative out-

of-centre sites which are more accessible and better connected to a designated centre. Indeed, 

the application site is: 

• Located on Bath Road, which is a main arterial route connecting Reading Town 

Centre to Junction 12 of the M4. The site is ideally located for fulfilling the intended 

purpose of the proposed development, providing a food-on-the-go offer for road 

users.    

• The site is served by a nearby west-bound bus stop on the opposite side of Bath Road, 

which provides regular services to Newbury. The east-bound bus stop is located 

around 100m to the east of the site and provides frequent services to Reading Town 

Centre. 

• The pavement directly outside the site is very wide and is designed to accommodate 

both pedestrians and cyclists. On the opposite side of Bath Road, the highway has a 

dedicated bus lane and cycle lane. 

• The site is reasonably well connected to the nearest designated centres. Coronation 

Square Local Centre is around 800m from the site, accessible via dedicated 

pavements. Meadway District Centre is around 900m in distance from the site via 

pavements and cycle lanes.   

6.17 Having regard to the accessibility credentials of the site and its suitability for the operator 

(Greggs), there is no requirement to consider other out-of-centre sites. The application site 

is accessible and is reasonably well connected to the nearest designated centres.  

SUMMARY  

6.18 We have identified no sequentially preferable sites which are suitable and available and viable 

for the proposed development, even when allowing for flexibility in regard to the scale of the 

proposed unit.  

 

6.19 Our findings are summarised in Table 1 below:  
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No. Site Location Available Suitable  Viable 

 

 
1. Former Southcote 

Library 

Coronation Square 

Local Centre (In-

Centre) 

 

 

✗ 

 

✗ 

 

✗ 

2. Coronation Square 

Playing Field 

Coronation Square 

Local Centre (In-

Centre) 

 

 

✗ 

 

✗ 

 

✗ 

3. Asda Supermarket 

Car Park 

Meadway District 

Centre (In-Centre) 

 

 

 

✗ 

 

✗ 

 

✗ 

4. Meadway Shopping 

Precinct 

Meadway District 

Centre (In-Centre) 

 

 

 

🗸 
 

✗ 

 

✗ 

Table 1 
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7 CONCLUSION 

7.1 This Sequential Assessment has been prepared to support a planning application in relation to 

the former George and Dragon amenity pub / restaurant at 162 Bath Road, Reading.  

7.2 The application seeks full planning permission for: 

“Demolition of existing pub / restaurant and the erection of 1 no. drive thru retail / bakery 

unit (Class E), including erection of supporting structures, together with alterations to means 

of access, car parking, landscaping and associated works”. 

7.3 The retail / bakery unit will be occupied by Greggs. 

7.4 Within this report, we have identified that there are no sequentially preferable sites which are 

suitable and available and viable for the proposed development, even when allowing for 

flexibility in regard to the scale of the proposal. The planning application should thus be 

considered to satisfy the sequential test in accordance with Policy RL2 of the Reading Local 

Plan and the NPPF.  

7.5 In addition, it has been demonstrated that the proposal will bring a vacant brownfield site back 

into active economic use. The site is in a prominent and accessible location on a main arterial 

route, meaning that the proposal will be suitably located for providing food-on-the-go for the 

benefit of passing road users.   



APPENDIX 1 

APPEAL DECISION FOR LAND AT TRELOGGAN ROAD, NEWQUAY, 
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APPENDIX 2 

SEQUENTIAL SITE PROFORMAS 



SITE 1 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Site Name: Former Southcote Library 

 

Address: Former Southcote Library, 234 Southcote Lane, Reading, RG30 3BA 

 

Sequential Location: In-centre 

 

Area: The site provides an area of 0.17 Ha. 

 

Existing Use: Vacant library with associated car parking. The library has been vacant since 2018.  

 

Surrounding Uses: Residential properties are situated immediately north and west of the site. To 

the east is Coronation Square and associated green space, and beyond this lies residential 

accommodation. Southcote Road is located to the south and beyond this is terraced housing and St. 

Matthews Church.     

 

Ownership: According to Land Registry records, the site is owned by the Council.   

 

Development Plan Allocation and Designation: The site is not allocated or designated for any 

specific purpose in the Development Plan. 

 

Planning History: The site has no relevant planning history.  

 

Availability: The site is not being actively marketed, and there is no evidence to suggest that it will 

become available within a reasonable period of time. Accordingly, the site can be considered 

unavailable.  

 



Suitability: The site extends to 0.17 Ha and is too small to accommodate the proposed development, 

even when applying flexibility. Moreover, Southcote Lane is set deep within a dense residential 

neighbourhood and cannot be considered a main arterial commuter route. Southcote Lane would not 

provide a sufficient level of traffic flow to render the site suitable for the proposal’s intended purpose. 

Overall, the site is highly unsuitable.  

 

Viability: Since the site is unavailable and unsuitable, there is no requirement to consider viability.  

 

SUMMARY  

 

The site is unavailable and unsuitable for the proposed development.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



SITE 2 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Site Name: Coronation Square Playing Field 

 

Address: Coronation Square Playing Field, Coronation Square, Reading, RG30 3QN 

 

Sequential Location: In-centre 

 

Area: The site provides an area of 0.55 Ha. 

 

Existing Use: The site is a playing field and comprises trees at its northern and southern ends.  

 

Surrounding Uses: The Playing Field is surrounded by the various main town centre uses forming 

Coronation Square Local Centre including a childrens centre, community hub, two shopping parades 

with residential accommodation above and a clinic.  

 

Ownership: According to Land Registry records, the site is owned by the Council.   

 

Development Plan Allocation and Designation: The Playing Field forms part of a designated 

Green Link in the Development Plan.  

 

Policy EN12 of the Reading Local Plan explains that the Green Network, which includes Green Links, 

will be maintained, protected, consolidated, extended and enhanced. Policy RL1 of the Plan also states 

that where an area of green forms an important part of the layout and function of a centre, it will be 

retained and where possible enhanced. A proposal for the Greggs development on the Playing Field 

site would clearly be contrary to Policies EN12 and RL1, and would very likely be resisted by the 

Council.  

 



Planning History: The site has no planning history.  

 

Availability: The site is not being actively marketed, and there is no evidence to suggest that it will 

become available within a reasonable period of time. Accordingly, the site can be considered 

unavailable.  

 

Suitability: The site is large enough to accommodate the proposed development. However, 

Coronation Square is situated within a dense residential area, and it would not be exposed to enough 

traffic. For this reason, the site is highly unsuitable.  

 

Viability: Since the site is unavailable and unsuitable, there is no requirement to consider viability.  

 

SUMMARY  

 

Notwithstanding there being a very low prospect of securing planning permission for the 

development on the site, it is unavailable and highly unsuitable for the proposal.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



SITE 3 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Site Name: Asda Supermarket Car Park 

 

Address: Asda, Honey End Lane, Reading, RG30 4EL 

 

Sequential Location: In-centre 

 

Area: The site measures in the region of 0.5 Ha. 

 

Existing Use: The site functions as a car park for the Asda supermarket.  

 

Surrounding Uses: To the north of the site is Meadway Shopping Precinct and its car park, and to 

the east is the Asda store with offices at first floor. To the south and west beyond sloping areas of 

grass is housing.      

 

Ownership: The site is privately owned.  

 

Development Plan Allocation and Designation: The site forms part of the site allocation 

(WR3o) at Meadway District Centre.    

 

Planning History: The site has no relevant planning history.  

 

Availability: The site is not being actively marketed, and there is no evidence to suggest that it will 

become available within a reasonable period of time. Accordingly, the site can be considered 

unavailable.  

 



Suitability: The site is large enough to accommodate the proposed development whilst retaining an 

element of car parking for Asda.  

 

However, the proposal would place a considerable strain on the retained parking spaces for the Asda 

store, and would result in additional traffic entering an already busy car park. The proposal would 

therefore be likely to give rise to highway safety issues which would be entirely unsuitable.    

 

In addition, the site has no roadside visibility, and it would not be exposed to enough traffic. Honey 

End Lane is a residential road within a predominantly residential area.  

 

For the above reasons, the site is totally unsuitable.  

 

Viability: Since the site is unavailable and unsuitable, there is no requirement to consider viability.  

 

SUMMARY  

 

The site is unavailable and highly unsuitable for the proposal.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



SITE 4 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Site Name: Meadway Shopping Precinct 

 

Address: Meadway Shopping Precinct, Honey End Lane, Reading, RG30 4AA 

 

Sequential Location: In-centre 

 

Area: The site measures in the region of 1.4 Ha.  

 

Existing Use: The Precinct comprises various main town centre uses including residential 

accommodation and is served by a car park. It opened in 1967.  

 

Surrounding Uses: To the south of the site is an Asda store and car park, and to the east beyond 

Honey End Lane is housing. A dense area of trees and a pocket of residential development is located 

to the north, and to the west is an area of vegetation.  

 

Ownership: The site is privately owned.  

 

Development Plan Allocation and Designation: The site forms part of the site allocation 

(WR3o) at Meadway District Centre. The shopping units are designated as Key Frontages and the 

northern part of the site is within an Air Quality Management Area (AQMA).  

 

Planning History: In January 2006, the Council refused an application which sought full planning 

permission for an additional 1,500 sq.m of retail space, 39 additional residential units and the 

refurbishment of the existing Precinct (LPA reference: 05/01183/FUL). A revised application was 

submitted to the Council in January 2007 seeking full planning permission for an additional 1,385 sq.m 

of retail space and 34 flats; however, this was withdrawn (LPA reference: 07/00044/FUL).  

 



In June 2017, the Council granted full planning permission for the redevelopment of the Precinct 

including a partial demolition, refurbishment of the existing retail units and the creation of new units 

within Use Classes A1, A2, A3, A4 and A5, a new car park, new servicing arrangements, bin stores, 

engineering operations, landscaping and the relocation of public toilets (LPA reference: 150945). The 

planning permission was never implemented and lapsed.   

 

In October 2021, the Council’s Planning Committee resolved to grant outline planning permission 

(with details of access) for the redevelopment of the Precinct including its partial demolition, the 

refurbishment of existing retail units and the creation of new units within Use Classes A1, A2, A3, A4, 

A5, D1 and D2, 258 new residential dwellings (Use Class C3), a new car park, servicing arrangements, 

bin stores, engineering operations, landscaping and the relocation of public toilets, subject to 

conditions and a S106 Agreement (LPA reference: 191496). The S106 Agreement has not been 

completed and the permission has not been issued.  

 

There is no further relevant planning history.  

 

Availability: Three commercial units on the site are being marketed to let at present, and can thus 

be considered available. However, the most recent outline application for the comprehensive 

redevelopment of the Precinct is a clear endorsement of the owner’s long-term intention to redevelop 

the site.  

 

Suitability: The three retail units which are currently being marketed to let are not detached and 

they are unable to be served by a drive thru lane. In addition, one of the units is much too small, 

measuring 92 sq.m, and the remaining two units are too large, measuring 370 sq.m and 1,114 sq.m. 

Accordingly, the available units at the site can be considered highly unsuitable for the proposed 

development.  

 

The most recent outline application for the redevelopment of the Precinct does not include the 

provision of a drive thru lane. Moreover, the submitted Parameters Plans indicates the owner’s 

intention to create a multi-storey development with courtyard spaces and a small car park. Such a 

form of development would be highly incompatible with the Greggs drive thru proposal. For these 

reasons, the opportunities afforded by the outline scheme can be considered unsuitable for the 

proposed development.  

 

Viability: Since the site is unavailable and unsuitable, there is no requirement to consider viability.  

 

SUMMARY  

 

Whilst parts of the site are currently available, they are unsuitable for the proposal. The 

proposed redevelopment of the site is also unsuitable for the proposal.     

 

 


