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1 Introduction 

1.1 Report Scope 

1.1.1 This report has been prepared by Peter Brett Associates LLP (PBA), now part of Stantec, on 
behalf of Berkeley Homes (Oxford and Chiltern) Ltd to support the detailed planning application 
for the redevelopment of a site known as 53-55 Vastern Road. It will determine the constraints 
and risks associated with procuring new electricity, telecommunications, potable water and 
wastewater services as well as demonstrating compliance with local and national planning 
policies. 

1.2 Site Specific Information 

Existing Land Use and Site Location 

1.2.1 The site is located along Vastern Road, Reading, RG1 8BU. Reading Station is situated to the 
south of the site and the River Thames to the north.  Christchurch Bridge is located along the 
northern boundary of the development.  

1.2.2 The total development site area covers approximately 0.76ha and the land was previously 
occupied by former SSE offices. A primary transformer and its associated plant is located 
adjacent to the site. 

1.2.3 Figure 1.1 below show the site location of the proposed development site. 

Figure 1.1: Site Location 

 

1.2.4 The site lies within the administration boundary of Reading Borough Council (RBC). 



Utilities Appraisal Report 

The Old Power Station, Vastern Road, Reading 
 

 

 

J:\47500 The Old Power Station, Vastern Road\300 - 
Document Control\302 - All Outgoing\2000 - 
Civils\47500 2001 R001 R004 - UAR.docx 

2 

Proposed Development 

1.2.5 Demolition of existing structures and erection of buildings ranging in height from 1 to 11 storeys 
including residential dwellings (C3 use class) and leisure floorspace (A3 use class), together 
with a new north-south pedestrian link, connecting Christchurch Bridge to Vastern Road. 

1.3 Planning Policy 

National Policy 

1.3.1 The National Planning Policy Framework (NPPF) (February 2019) confirms that there should 
be a presumption in favour of development where it can be demonstrated that the proposals 
are sustainable. The NPPF states strategic policies should make sufficient provision for: 

[para 20] ‘Infrastructure for transport, telecommunications, security, waste management, water 
supply, wastewater, flood risk and coastal change management, and the provision of minerals 
and energy (including heat)”. 

Local Policy 

1.3.2 The development is covered by the Reading Borough Council (RBC) Local Plan adopted 
November 2019 and specifically Policy CR11g, Riverside.  In terms of utilities the following 
policies apply: 

1.3.3 Policy CC9: Securing Infrastructure states that: 

‘’Proposals for development will not be permitted unless infrastructure, services, resources and 
amenities or other assets lost or impacted upon as a result of the development or made 
necessary by the development will be provided through direct provision or financial contributions 
at the appropriate time.’’ 

1.3.4 Policy EN16: Pollution and Water Resources states that:  

‘’Development will only be permitted where it would not be damaging to the environment and 
sensitive receptors through land, noise or light pollution; where it would result in no deterioration 
in, or ideally enhance, ground and surface water quality; and where adequate water resources, 
sewerage and wastewater treatment infrastructure will be in place to support the proposed 
development prior to occupation.’’ 

1.4 Methodology 

Assessment Procedure 

1.4.1 This report is divided into each of the following primary service disciplines: electricity, gas 
telecommunications, potable water and wastewater. Each of these disciplines will be described 
in terms of existing infrastructure, new connection activities and diversion/alteration activities. 
In each of these sections the existing utility network constraints are described and where 
relevant one or more solutions are proposed. 

1.4.2 A summary of planning policy compliance, new connections and diversion strategies are 
included in Section 8 of this report. 

Drawings Referenced 

1.4.3 The preliminary site proposals are shown on the Berkeley Homes Drawing number 
446.SK.100dated August 2019included in Appendix A. 
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1.4.4 An underground utilities survey of the existing site was carried out by Subscan UDS Ltd in 
September 2017, locating the positions of the existing utilities. The results of the survey are 
contained in Appendix B. 

1.5 Undertaker Enquiry Responses 

1.5.1 For the purposes of this report, PBA has made initial capacity enquiries to the incumbent 
undertakers to ascertain points of connection and to determine if there is a need to reinforce 
any of the existing offsite utility networks.  

1.5.2 The public gas transporter is SGN whilst Scottish and Southern Electricity (SSE) is the host 
electricity Distribution Network Operator (DNO). BT Openreach is the licensed open access 
telecommunications network provider. The potable water supply undertaker for the site is 
Thames Water who are also the wastewater transporter for the area. 

1.5.3 The enquiries that have been made have been listed in Table 1.1. 

Table 1.1: Undertaker Enquiry Results 

Undertaker Utility Enquiry Responses Received 

SSE Electricity 

General 
correspondence to 

gain understanding of 
SSE / Berkeley 

Homes land sale 
agreement 

No 

Thames Water Potable Water Pre-planning Enquiry Yes 

Thames Water Wastewater Pre-planning Enquiry Yes 

 

1.5.4 This report refers to copies of the utility asset plans which were obtained from each undertaker 
in December 2016.  These identify only adopted utility assets, not privately-operated networks 
and generally do not include individual service connections.  However, the underground utilities 
survey undertaken in September 2017, verified asset record data just outside the site boundary 
and provided further detail about utilities locate within the site boundary. 

1.5.5 It should be noted that all asset records and capacity investigations were completed at a specific 
point in time, therefore the results of these enquires may be subject to future refinement or 
change by the network operators.  
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2 Utility Demand Schedule 

2.1 Assumptions 

2.1.1 The development proposes to supply heat from low energy carbon and will therefore incorporate 
electric heating. The proposed energy strategy seeks to prioritise measures which reduce 
energy demand and will also include low and zero carbon technologies to further reduce site 
wide C02 emissions as well as providing a source of on-site electricity generation  

2.1.2 Hodkinson Consultants has produced an Energy Statement for the proposed development 
(dated December 2019) which can be referred to for further information. 

2.2 Schedule 

2.2.1 An indicative utility loading schedule has been prepared by PBA based on a previous scheme 
of 197 residential units. The schedule has been prepared in line with current industry standards. 
The figures below have been issued to each statutory utility provider as the basis for their 
capacity assessment and to identify the scope of any offsite activities necessary to bring utilities 
to the boundary of the site. 

2.2.2 Further discussions were then undertaken with Thames Water (for both potable and 
wastewater) to determine the effect on existing capacity for the proposed additional 12 units.   

Table 2.1: Utility Peak Demand Schedule 

Utility Peak Demand 

Electricity (kVA) 
SSE has reserved capacity for Berkeley 

Homes and agreed this contractually as part 
of the land sale agreement 

Potable Water (l/s) 4.33 

Wastewater (l/s) 2.59 
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3 Electricity 

3.1 Existing Infrastructure 

3.1.1 SSE is the host electricity distribution network for this area. 

3.1.2 The underground utility survey has identified a significant amount of infrastructure located within 
and adjacent to the site boundary.   

3.1.3 From the survey and asset records, it has been identified that there are two substations located 
within the site boundary. The SSE Offices substation is located to the south west of the site 
while the SEB Works substation is in the north western corner of the site. 

3.1.4 Adjacent to the site on its eastern boundary is a primary transformer known as the Reading 
Town substation.  Another substation called the Statter Board No 4 substation is also present 
to the east of the site along with the switch room and diesel generator.  

3.1.5 Due to the electricity infrastructure located within and adjacent to the site, there are multiple 
cables that are Extra High Voltage (EHV) or High Voltage (HV). Multiple 33kV and 11kV cables 
are interlinked between the Reading Town substation and the switch room and diesel generator 
located along the eastern boundary. 

3.1.6 2 no. 132kV oil filled cables are routed along the southern footway of Vastern Road which then 
cross the road to the east of the site to connect into the Reading Town substation. 2 no. 33kV 
oil filled cables and 2 no. pilot cables also run parallel to the 132kv cables. 

3.1.7 A 33kV oil filled cable enters the site from the west via Lynmouth Road and connects to the 
Reading Town substation. 

3.1.8 2 no. 33kV oil filled cables and 2 no. pilot cables are located under the River Thames and 
connect into the Reading Town substation from the north. 

3.1.9 2 no. 33 kV oil filled cables and 2 no. pilot cables are located within the central verge of Vastern 
Road, to the east of the site. These cables also connect into the Reading Town substation to 
the east of the site and continue north stopping south of the river. 

3.1.10 The SSE Offices substation connects to the 11kV cable located within the site with cables linked 
from the substation connecting to the 11kV cables located along the footway of Vastern Road 
via Lynmouth Road. 

3.1.11 2 no. 11 kV cables linked from the SEB Works substation continue along the northern boundary 
of the site and into the eastern cable corridor. 

3.1.12 SSE low voltage (LV) assets located within the site are connected between the SEB Works 
substation and SSE Offices substation along the western boundary of the site. LV cables from 
the substations connect into the LV cables located along Lynmouth Road and Vastern Road. 

3.1.13 SSE asset records are included within Appendix C. 

3.2 Proposed New Connection Activities 

3.2.1 As part of the land sale agreement, it has been agreed that a new substation will be provided 
on the site to serve the proposed development. Cables running from this substation will be 
routed underground within a proposed landscaping strip. 
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3.2.2 SSE has been contacted to obtain the current status of their proposals on the site and it is 
anticipated that a response will be received in the near future.     

3.3 Proposed Diversion/Disconnection Works 

3.3.1 It is proposed that the existing SEB Works substation will be disconnected and removed.  This 
any other diversion and disconnection activities that may be required on the site will be dealt 
with by SSE contractually through the land sale agreement.   
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4 Gas 

4.1 Existing Infrastructure 

4.1.1 SGN is the gas transporter for this region and own and operate all the gas mains near the site.  

4.1.2 There are no SGN assets located within the site boundary. 

4.1.3 A 315mm Polyethylene (PE) low pressure (LP) main is located along the southern footway of 
Vastern Road, south of the site boundary. 

4.1.4 A 125mm PE LP spur crosses the road to supply the nearby offices and flats located on Norman 
Place, to the east of the site. 

4.1.5 The properties located in Lynmouth Road, to the west of the site boundary are supplied by LP 
mains consisting of 2inch, 3inch and 63mm PE pipes. 

4.1.6 Appendix C contains the SGN asset records. 

4.2 Proposed New Connection Activities 

4.2.1 As an all-electric development is proposed, no new gas connections will be required to supply 
the development. 

4.3 Proposed Diversion/Disconnection Works 

4.3.1 No diversion or disconnection works are required to accommodate the proposed masterplan. 
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5 Telecommunications 

5.1 Existing Infrastructure 

5.1.1 The underground utilities survey identified several telecommunication duct routes located within 
the site boundary to the frontage of the site.  These include Openreach, SSE fibre Optic cable 
and Virgin Media connections to the existing building.  The assets records contained within 
Appendix C also show these connections.  

5.1.2 Two Openreach duct routes are located in the footway on the northern side of Vastern Road 
and a duct crossing can be observed crossing Vastern Road and extending to Trooper Potts 
Way to the east of the site. 

5.1.3 Five Openreach joint boxes are present within the northern footway directly in front of the 
existing SSE building. A spur can be observed extending from the footway and entering the site 
at the eastern edge of the boundary before entering the existing building, providing the 
telecommunications connection. Two Openreach joint boxes are present within the site 
boundary supplying the existing building. 

5.1.4 Multiple Openreach ducts are present within the Lynmouth Road western footway to the west 
of the site boundary. The ducts extend to the river bank and one of the duct routes connects to 
the island located in the River Thames.  

5.1.5 The SSE high voltage asset records indicate that there two SSE fibre optic cables located along 
Vastern Road, one in the carriageway and one in the northern footway.  Each of these duct 
routes provides a connection to the former SSE building.  

5.1.6 Two Vodafone duct routes are in the footway on the northern side of Vastern Road. Based on 
asset records received from Vodafone, the southernmost duct is shown to be running within the 
carriageway before entering the footway in front of the former SSE building.  

5.1.7 A Vodafone joint box is present within the northern footway directly in front of the former SSE 
building.  

5.1.8 A single Virgin Media duct route is in the footway on the northern side of Vastern Road. A spur 
can be observed extending up to the existing SSE building.  

5.1.9 Two Virgin Media chambers are present within the northern footway directly in front of the former 
SSE building.  

5.1.10 Multiple Virgin Media ducts are present within both footways on Lynmouth Road to the west of 
the site. The ducts extend to the riverbank and assumed to supply the residential units to the 
north, outside of the site boundary.  

5.1.11 Asset records indicate that two Zayo duct routes are located within the carriageway of Vastern 
Road.  

5.1.12 Openreach, SSE, Virgin Media, Vodafone and Zayo asset records have been attached in 
Appendix C. 

5.2 Proposed New Connection Activities 

5.2.1 Openreach offers Fibre to the Premises (FTTP) for new mixed residential/commercial sites with 
30 premises or more free of charge, including for the construction of the fibre infrastructure. 
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5.2.2 The nearest Openreach exchange is the Reading Central Exchange, which is located within the 
town centre. It serves 23,005 residential premises and 1,935 non-residential premises with both 
Openreach and Virgin Media cable broadband availability. 

5.2.3 PBA has produced a Superfast Broadband Strategy Statement (dated November  2019) for the 
site which considers the provision of superfast broadband to the proposed development.  The 
report provides further detail on a selection of infrastructure providers that PBA been in 
discussions with regarding the proposed development site. 

5.3 Proposed Diversion/Disconnection Works 

5.3.1 There are no diversionary works required to the existing telecommunications duct routes to 
accommodate the proposed masterplan. 

5.3.2 The existing Openreach and Virgin Media connections will be disconnected and abandoned.    

5.3.3 Any disconnection that may be required to the existing SSE fibre Optic cable will also likely be 
dealt with by SSE.  
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6 Potable Water 

6.1 Existing Infrastructure 

6.1.1 Thames Water is the incumbent water transporter for this region.  

6.1.2 As identified in the existing utilities survey, there are two connections to the existing buildings 
on site – one to the west via the existing 3inch Thames Water water main in Lynmouth Road 
and one to the east from the existing 4inch water main in Vastern Road.  

6.1.3 There is also a 100mm pipe supplying the offices and flats located in Norman Place.  

6.1.4 The Thames Water potable water asset records are included in Appendix C. 

6.2 Proposed New Connection Activities 

6.2.1 Thames Water has provided a budget estimate and pre-development enquiry response to 
supply water to the proposed development.  These are included in Appendix D. 

6.2.2 Thames Water’s initial review of the development concludes that the existing clean water 
network does not have enough capacity to meet the needs of the full development. However, 
there is currently enough capacity to supply the first 49 properties. 

6.2.3 Offsite reinforcement works will therefore be required to the existing Thames Water network to 
supply the remainder of the development. Thames Water are responsible for any modelling and 
reinforcement works (including associated costs) required to support the development however 
they will only undertake this work once planning permission has been obtained for the site.   

6.3 Proposed Diversion/Disconnection Works 

6.3.1 No diversions are required to the Thames Water water mains to accommodate the development 
proposals.  

6.3.2 The existing water mains which supply the former SSE offices will be disconnected and 
abandoned.  
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7 Wastewater 

7.1 Existing Infrastructure 

7.1.1 Thames Water is the wastewater transporter for the area  

7.1.2 The underground utility survey has identified an existing wastewater network within the site 
boundary which connects into the existing 300mm foul sewer located along Vastern Road and 
the 225mm diameter sewer in Lynmouth Road.  

7.1.3 A 150mm diameter foul sewer serves the flats and offices located in Norman Place and 
connects onto the sewer located along Vastern Road. 

7.1.4 Thames Water wastewater asset records are included in Appendix C. 

7.2 Proposed New Connection Activities 

7.2.1 A pre-planning enquiry was made to Thames Water in regard to the wastewater network existing 
capacity. 

7.2.2 Thames Water has confirmed that there is sufficient capacity within the existing foul sewer 
network to support the proposed redevelopment. 

7.2.3 The point of connection into the existing foul network has been identified as manhole reference 
4001 located at the junction of Vastern Road and Lynmouth Road. 

7.2.4 The Thames Water Pre-planning enquiry response and follow up email are contained in 
Appendix E. 

7.3 Proposed Diversion/Disconnection Works 

7.3.1 There are no diversion works required to accommodate the proposed masterplan.  
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8 Summary of Connections and Diversions 

8.1 Planning Policy 

8.1.1 In terms of utilities, it is considered that the proposed development accords with national policy 
as this report has considered the quality and capacity of utilities infrastructure and its ability to 
meet forecast demand.  

8.1.2 In accordance with RBC’s Adopted Local Plan (November 2019), Policy CC9, this strategy 
report demonstrates that the proposed development is well placed in terms of key utility 
infrastructure. 

8.1.3 The report also complies with RBC’s Local Plan Policy EN16 in that the potable water 
infrastructure required to support the proposed development will be upgraded by Thames Water 
following the granting of planning permission on the site.  

8.2 New Connections 

8.2.1 SSE has agreed that as part of the land sale agreement of the site to Berkeley Homes that a 
new substation will be provided on the site to serve the proposed all-electric development.  

8.2.2 There are a number of options to provide telecommunication infrastructure to the site.  The 
Superfast Broadband Strategy Statement (dated November 2019) produced by PBA should be 
referred to for further information.  

8.2.3 Thames Water has confirmed that there is currently sufficient capacity in the potable water 
network to supply the first 49 dwellings.  Modelling and offsite reinforcement works will be 
undertaken and funded by Thames Water once planning permission has been obtained for the 
site to ensure sufficient capacity is available to supply the remainder of the site.  

8.2.4 Thames Water has confirmed that there is sufficient capacity within the existing foul sewer 
network to support the proposed redevelopment. The point of connection into the existing foul 
network has been identified as a manhole located at the junction of Vastern Road and Lynmouth 
Road. 

8.3 Diversionary Works 

8.3.1 Any diversionary or alteration works to existing electricity infrastructure or the SSE fibre optic 
cable located within the site will likely be managed by SSE. 

8.3.2 There are no other diversion or alternation works anticipated to accommodate the proposed 
development. 

 



Utilities Appraisal Report 

The Old Power Station, Vastern Road, Reading 
 

 

 

J:\47500 The Old Power Station, Vastern Road\300 - 
Document Control\302 - All Outgoing\2000 - 
Civils\47500 2001 R001 R004 - UAR.docx 

Appendix A  Proposed Site Plan 
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Service details have been added to a previous survey unless otherwise stated.  All

services shown on this plan have been surveyed using approved detectors and the

connections between manholes, if not traced, are assumed to be direct.

Should the background, or topographical, information for the survey area be based

on an Ordnance Survey tile we are not liable for any loss that may arise due to a

lack of accuracy in that digital data.

Location accuracy is determined by referring to manufacturer's guidelines for the

equipment used. In ideal conditions the accuracies for the underground utilities

located and mapped are +/-10% of the depth.  Whilst this technique has proven to

be successful, it is not 100% reliable and is affected by ground conditions. The

depths obtained are for the centre of the conductor and do not necessarily the

depth to a duct or pipe.

Although all reasonable effort is made during site detection, the completeness of

the underground services information cannot be guaranteed.  An electric current

will flow along the path of least resistance. This means that when a current is

induced into a feature it will 'jump' to adjacent features if they offer a better

conducting pathway. It is possible, therefore, that features that are detected by

connecting to one type of apparatus may not in fact be that type of utility. The

identification of apparatus cannot be assumed to be totally accurate. It should be

noted that the technique is limited to detecting features that either generate an

electromagnetic field, such as power cables, or around which an electromagnetic

field can be induced, such as some water pipes and some communications cables,

and it cannot therefore be guaranteed to reveal the exact routes of all buried

services or to detect their presence.

Service information can also be shown on the drawings taken from statutory

undertakers record plans.  This information is shown for the sake of completeness

and Subscan UDS Ltd can take no responsibility for the positional accuracy of such

information as this may be digitised directly from service plans provided.

Information shown as stat plan information may duplicate traced routes but may be

offset due to the inaccuracy of the service records from which the information has

been digitised.

Disclaimer

This drawing and the information contained therein is issued in

confidence and is the copyright of Subscan UDS Ltd.  Disclosure

of this information to Third Parties and unauthorised copying or

replication of this data without approval is forbidden.
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UTTF   Unable To Trace Further

M.A.R  Man Access Required

CL       Cover Level
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P.T      Poor Trace
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BLKD  Blocked

M.U.D Multiple Ducts
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topographical survey 16295-100

provided by Peter Brett Associates.

GRID & DATUM

Approximate

T

O

R

H

N

Detection Grades

Method

Type

Quality

Grade

Horizontal

Accuracy

Vertical

Accuracy

Detection Clarification

Desktop Records

Search

D

N/A

N/A

Service shown on records only

not found on site.

Site

Reconnaissance

C

N/A

N/A

Site Evidence of service i.e

scar but not able to locate

with equipment.

Detection B4

N/A
N/A

Records and Site Evidence agree

but not confirmed with site

equipment due to Topography or

equipment limitations.

                              Detection B3

+- 500mm

+- 500mm

Service Located with one

surveying technique. Confidence

level of surveyor low due to a

potentially distorted or

inconclusive signal.

                              Detection

B2

+- 250mm

+- 40%

Detected

Depth

Service Located with one

surveying technique. Confidence

level of surveyor high due to

reliable signal.

                              Detection

B1

+- 150mm

+- 15%

Detected

Depth

Service Located with two

detection techniques which

agree to 150 mm of each other.

                              Verification

A +- 50mm +- 25mm

Top of the service visually

identified and measured

accurately, either in slit trench or

draw pit or chambers.
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Underground Utilities Survey.

Service details have been added to a previous survey unless otherwise stated.  All

services shown on this plan have been surveyed using approved detectors and the

connections between manholes, if not traced, are assumed to be direct.

Should the background, or topographical, information for the survey area be based

on an Ordnance Survey tile we are not liable for any loss that may arise due to a

lack of accuracy in that digital data.

Location accuracy is determined by referring to manufacturer's guidelines for the

equipment used. In ideal conditions the accuracies for the underground utilities

located and mapped are +/-10% of the depth.  Whilst this technique has proven to

be successful, it is not 100% reliable and is affected by ground conditions. The

depths obtained are for the centre of the conductor and do not necessarily the

depth to a duct or pipe.

Although all reasonable effort is made during site detection, the completeness of

the underground services information cannot be guaranteed.  An electric current

will flow along the path of least resistance. This means that when a current is

induced into a feature it will 'jump' to adjacent features if they offer a better

conducting pathway. It is possible, therefore, that features that are detected by

connecting to one type of apparatus may not in fact be that type of utility. The

identification of apparatus cannot be assumed to be totally accurate. It should be

noted that the technique is limited to detecting features that either generate an

electromagnetic field, such as power cables, or around which an electromagnetic

field can be induced, such as some water pipes and some communications cables,

and it cannot therefore be guaranteed to reveal the exact routes of all buried

services or to detect their presence.

Service information can also be shown on the drawings taken from statutory

undertakers record plans.  This information is shown for the sake of completeness

and Subscan UDS Ltd can take no responsibility for the positional accuracy of such

information as this may be digitised directly from service plans provided.

Information shown as stat plan information may duplicate traced routes but may be

offset due to the inaccuracy of the service records from which the information has

been digitised.

Disclaimer

This drawing and the information contained therein is issued in

confidence and is the copyright of Subscan UDS Ltd.  Disclosure

of this information to Third Parties and unauthorised copying or

replication of this data without approval is forbidden.
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UTR     Unable To Raise
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UTTF   Unable To Trace Further

M.A.R  Man Access Required

CL       Cover Level
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Utility information overlaid onto previous

topographical survey 16295-100

provided by Peter Brett Associates.

GRID & DATUM

Approximate
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H

N

Detection Grades

Method

Type

Quality

Grade

Horizontal

Accuracy

Vertical

Accuracy

Detection Clarification

Desktop Records

Search

D

N/A

N/A

Service shown on records only

not found on site.

Site

Reconnaissance

C

N/A

N/A

Site Evidence of service i.e

scar but not able to locate

with equipment.

Detection B4

N/A
N/A

Records and Site Evidence agree

but not confirmed with site

equipment due to Topography or

equipment limitations.

                              Detection B3

+- 500mm

+- 500mm

Service Located with one

surveying technique. Confidence

level of surveyor low due to a

potentially distorted or

inconclusive signal.

                              Detection

B2

+- 250mm

+- 40%

Detected

Depth

Service Located with one

surveying technique. Confidence

level of surveyor high due to

reliable signal.

                              Detection

B1

+- 150mm

+- 15%

Detected

Depth

Service Located with two

detection techniques which

agree to 150 mm of each other.

                              Verification

A +- 50mm +- 25mm

Top of the service visually

identified and measured

accurately, either in slit trench or

draw pit or chambers.

A0-L1

A0-L2
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