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1.	 Executive Summary

Public consultation took place in two stages between 
January and April 2024. Two public exhibition events 
were held in the South Street Arts Centre close to the 
site, which welcomed over 50 members of the public 
to discuss the proposals in detail, with members of the 
JLP and design teams. A consultation webinar also took 
place in January 2024. 

This is in addition to local media engagement, leaflets 
being issued to over 4,000 local homes, along with a 
dedicated consultation website which was viewed by 
over 1,400 people. 

The public engagement revealed a strong level of local 
positivity towards the proposed development of new 
homes at the site. For instance, 82% of respondents to 
the first public consultation said they agreed or strongly 
agreed with the need for high-quality rental homes to 
be developed in Reading. Strong majorities also agreed 
with the aspirations for sustainable, energy efficient 
brownfield development which reflects the history 
and heritage of the local area. The overall sentiment of 
respondents to the proposals was positive.

This public consultation programme was accompanied 
by a thorough programme of engagement with political, 
civic and community stakeholders from across Reading, 
to discuss both the emerging planning application 
and the significant potential for social value which 
accompanies the project. Starting in January 2024, 
16 meetings with these stakeholders took place in the 

lead-up to submission of the planning application in 
August 2024 (see table on pp.15-16). 

JLP has set out to actively involve and seek feedback 
from the local community, key groups and organisations 
in formulating its development proposals. Building 
long term partnerships and relationships is at the 
heart of JLP’s ambitions. It is important to JLP for this 
development to meet local needs; not only by meeting 
the needs of the new residents but by contributing to 
the success of the existing community.

This Statement of Community Involvement summarises 
the consultation strategy and offers detail on each stage 
of its implementation in the lead-up to  submission of 
the  planning application, to Reading Borough Council. 
A series of appendices also accompanies the Statement, 
reproducing copies of the main consultation materials 
for consideration.

JLP remains committed to ensuring the voices of local 
stakeholders are heard in the process and will seek to 
build on the relationships already established to deliver 
tangible public benefits as the project is determined, 
constructed and operated.

JLP's aims for community benefits and ongoing local 
engagement are addressed in the Social Value Strategy 
document which has also been submitted as part of the 
planning application.

Throughout 2024, John Lewis Partnership BTR Ltd (referred to as either “JLP” or “the Applicant” hereafter) has 
undertaken a programme of community and political engagement relating to  the proposed transformation of the 
former John Lewis Depot, Letcombe Street, Reading (also known as JLP Mill Lane), to provide a new community 
of high-quality build-to-rent homes developed and operated by JLP. 



2. Introduction
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2.	 Introduction

JLP has undertaken extensive and detailed engagement 
prior to the application submission in order to 
understand local views and priorities and create an 
opportunity to inform the proposed development.

The pre-application engagement has been undertaken 
by Cratus Group (Cratus) on behalf of JLP.

Site overview
The application site comprises land between Mill 
Lane, Crossland Road and Letcombe Street – next 
to the A329 and opposite the Oracle Car Park. The 
site currently contains a former  customer collection 
facility, which was operated by John Lewis, until being 
consolidated with the John Lewis store on Broad Street, 
in 2021.

The site links urban and higher density townscape in 
central Reading to the north and the intimate character 
of the Market Place and London Street Conservation 
Area to the south.

The building is a typical mid-1990s warehouse car park. 
The building has little architectural merit and makes no 
positive contribution to the setting of the area.

The site is located within the Katesgrove ward of 
Reading Borough Council. 

The site, located on the edge of central Reading between Mill Lane, Crossland Road and Letcombe Street– next to the A329 and opposite the Oracle Car Park.

This document provides a detailed record of engagement activities undertaken in relation to the planning 
application for the development of the former John Lewis Depot, Letcombe Street, Reading (also known as JLP 
Mill Lane), by John Lewis Partnership BTR Ltd (referred to as either “JLP” or “the Applicant” hereafter).



3.	� The Consultation  
Process and Objectives
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3.	� The Consultation Process and Objectives

JLP made clear from an early stage the importance of 
engaging with key stakeholders in order to inform them 
of the emerging plans for the site and to gain valuable 
feedback to inform and refine the proposals. It was seen 
as essential to the success of the development that the 
proposals meet not only the needs of the new residents 
but contribute to the success of the existing community.

To this end, consultation has included two in-person 
public consultation events, a public webinar, and 16 
meetings with elected politicians, local employers, 
relevant public sector bodies and interested community 
groups. Establishing and building upon JLP’s already 
strong partnerships and relationships amongst the 
vibrant voluntary & charitable sector within Reading 
has been an important element of the pre-application 
consultation process. As JLP will be the long-term 
owner and operator of the scheme, these relationships 
will form an equally important part of the project 
through determination, construction and operation.

Background and Approach

Policy Framework

The process of consultation undertaken has been in 
accordance with both national and local guidance on 
best practice of pre-application consultation. The details 
of the guidance followed is listed below:

•	 National Planning Policy Framework (2023)
•	 Localism Act (2011)
•	 Reading Council Statement of Community 

Involvement (2014)

National Planning Policy Framework (2023)

The NPPF sets out the Government’s planning policies 
for England. The document states that applications 
which can demonstrate early, effective, and proactive 
engagement with communities and other interested 
parties should be looked upon more favourably than 
those that cannot. It specifically sets out the following:

“Pre-application engagement and front-loading

39. Early engagement has significant  potential to improve 
the efficiency and effectiveness of the planning application 
system for all parties. Good quality preapplication 
discussion enables better coordination between public 
and private resources and improved outcomes for 
the community.

Local planning authorities have a key role to play in 
encouraging other parties to take maximum advantage 
of the pre-application stage. They cannot require that a 
developer engages with them before submitting a planning 
application, but they should encourage take-up of any 
pre-application services they offer. They should also, 
where they think this would be beneficial, encourage any 
applicants who are not already required to do so by law 
to engage with the local community and, where relevant, 
with statutory and non-statutory consultees, before 
submitting their applications.

40. The more issues that can be resolved at pre- 
application stage, including the need to deliver 
improvements in infrastructure and affordable housing, 
the greater the benefits. For their role in the planning 
system to be effective and positive, statutory planning 
consultees will need to take the same early, pro-active 
approach, and provide advice in a timely manner 
throughout the development process. This assists local 
planning authorities in issuing timely decisions, helping 
to ensure that applicants do not experience unnecessary 
delays and costs.

41. The participation of other consenting bodies in pre-
application discussions should enable early consideration 
of all the fundamental issues relating to whether a 
particular development will be acceptable in principle, 
even where other consents relating to how a development 
is built or operated are needed at a later stage. Wherever 
possible, parallel processing of other consents should be 
encouraged to help speed up the process and resolve any 
issues as early as possible.

42. The right information is crucial to good decision- 
making, particularly where formal assessments are 
required (such as Environmental Impact Assessment, 
Habitats Regulations assessment and flood risk 
assessment). To avoid delay, applicants should discuss 

JLP appointed Cratus to undertake a comprehensive programme of consultation and engagement with the local 
community, elected representatives and interested stakeholders, in relation to the proposals for the site.
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what information is needed with the local planning 
authority and expert bodies as early as possible.

43. Local planning authorities should publish a list of 
their information requirements for applications for 
planning permission. These requirements should be kept 
to the minimum needed to make decisions, and should 
be reviewed at least every two 14 years. Local planning 
authorities should only request supporting information 
that is relevant, necessary and material to the application 
in question.

44. Local planning authorities should consult the 
appropriate bodies when considering applications for the 
siting of, or changes to, major hazard sites, installations or 
pipelines, or for development around them.

45. Applicants and local planning authorities should 
consider the potential for voluntary planning performance 
agreements, where this might achieve a faster and more 
effective application process. Planning performance 
agreements are likely to be needed for applications that 
are particularly large or complex to determine.”

The Localism Act 2011

The Localism Act (2011) is intended to empower local 
communities to participate in the planning processes in 
their areas and the consultation process has accorded 
with the key principles established therein for consulting 
with the public. Principally, these are:

•	 The publication of the proposed application widely, 
to an extent that can be reasonably said to bring 
the proposed application to the attention of the 
majority of persons who live at, or otherwise 
occupy, premises in the vicinity of the land

•	 To make clear how interested persons may 
contact the applicant team should they wish 
to comment or collaborate in relation to the 
proposed development

•	 To give such information about the timetable to 
ensure that persons wishing to comment on the 
proposed development may do so in good time

•	 Have regard to the responses to consultation that 
have been made following the consultation process

Reading Borough Council Statement of Community 
Involvement (2014)

Cratus, under the instruction of JLP, has conducted 
its community consultation work in line with guidance 
issued in Reading Borough Council’s Statement of 
Community Involvement (2014).

The Statement of Community Involvement offers the 
following guidance: 

“The Council agrees with this emphasis on engaging 
the community from the outset. It can result in an 
improved scheme which takes the needs of the existing 
community into account, and a better relationship 
between the developer and the community that carries 
through the application process and beyond. This is 
particularly the case for proposals that are sensitive or of 
a significant scale.”

Reading Borough Council’s SCI defines significant 
development as that which provides “a net increase of 
more than 50 units” in terms of housing and identifies 
that those promoting “Significant Developments” should 
undertake the following community involvement:

•	 Developers should prepare circular information 
on the developer/applicant’s intentions to make a 
planning application and develop a particular site.

•	 Developers should widely distribute such 
information as may be agreed by the local planning 
authority by posting to household addresses and 
other addresses determined in conjunction with 
and agreed by the local planning authority.

•	 Developers should arrange and provide at least one 
interactive involvement event

•	 Developers should provide a website of 
relevant information or provide digital images 
and information

JLP has sought to undertake an open process of pre-
application consultation on the proposed scheme, with 
involvement from local residents and locally elected 
representatives. This activity is set out in greater detail 
in this report.
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4.	 The Engagement Programme

Consultation strategy
JLP has  set out to actively involve and seek feedback 
from the local community, key groups and organisations 
in formulating its development proposals. It is important 
to JLP that the Mill Lane development not only meets 
the needs of the new community but contributes to 
the success of the existing community and building long 
term partnerships and relationships is at the heart of 
the ambitions for the site.

As a result, JLP has undertaken a thorough programme 
of political and community engagement ahead of the  
submission of a planning application for the proposed 
redevelopment of the former John Lewis Depot.

To implement this vision, it was decided that a two- 
stage consultation programme should be undertaken, to 
both incorporate stakeholder feedback into the scheme 
from an early stage, and to provide updates as the 
project progressed.

A consultation programme was designed which 
included the following key milestones:

•	 23 January 2024: In-person exhibition event, South 
Street Arts Centre, Reading, RG1 4QU

•	 30 January 2024: Public webinar
•	 7 March 2024: In-person update event, South 

Street Arts Centre, Reading, RG1 4QU 

These events were accompanied by a comprehensive 
series of meetings with key political and community 
stakeholders. The first of these meetings occurred in 
early January 2024, with the most recent meetings 
taking place in  August 2024. JLP’s intention is to 
continue to build on these relationships, established at 
these meetings, throughout the life of the application 
and the operation of the development. 

Leaflets
Ahead of each stage of the public consultation, leaflets announcing the intention to consult were issued to homes 
within a defined distribution zone. As shown below, the distribution zone contains 4,469 addresses. This map is 
reproduced in Appendix 1.
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In addition to providing details about the public 
consultation period, the leaflets offered an overview of 
the proposals and contained information regarding how 
residents could contact the project team regarding the 
proposals, by post or through online means.

Leaflets were issued to addresses within the distribution 
zone in advance of both the first-stage event (23 
January 2024) and the update information session 
(7 March 2024).

Consultation website
A dedicated consultation website was designed 
and launched to accompany the proposals. The 
website was initially launched on 8 January 2024 at 
https://jlpmilllanereading.co.uk/ and was updated 
with additional information and documents as the 
consultation period progressed.

As of 21 August 2024, the website had been viewed 
by 1,407 users.

Between the official launch of the first-stage 
consultation on 23 January and 21 August 2024, 
ten feedback forms were submitted via the website, 
in addition to the physical feedback forms which 
were completed at the public exhibition events.

Alongside information regarding the consultation 
process itself, the website contained detailed 
information regarding the site and the emerging 
proposals. Details were published giving users access 
to the boards which were displayed at the public 
exhibitions, in addition to online versions of the 
consultation feedback forms.

Screenshot of the dedicated consultation website, 8 April 2024

Newspaper advertising
Ahead of each public consultation stage, print 
advertising ran in the Reading Chronicle in the editions 
of the following dates:

•	 Thursday, 11 January 2024 (full-page)
•	 Thursday, 29 February 2024 (half-page)

A tear sheet from the Reading Chronicle depicting 
the first advertisement as it looked on the printed 
page is copied below. Both adverts are reproduced 
in Appendices 3 & 5.

https://jlpmilllanereading.co.uk/
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Local media engagement 
Prior to each phase of the public consultation strategy, 
JLP reached out directly to local media outlets, 
offering to briefing journalists on the proposals 
in order to generate editorial coverage for the 
proposed development both before and during the 
consultation period.

A journalist from the Reading Chronicle was welcomed 
to the in-person exhibition events to be briefed on the 
latest version of the proposals. This resulted in coverage 
of the consultation appearing in the Chronicle (web 
screenshot below):

Public exhibition events
Two in-person exhibition events were held to consult 
with local people on the emerging proposals, and these 
formed the centrepiece of the overall engagement 
programme. As referenced above, these events were 
advertised by leaflets, in the Reading Chronicle and on 
the dedicated consultation website.

Both of the events took place at the South Street 
Arts Centre, 21 South Street, Reading RG1 4QU. A 
short walk from the site. This was considered to be 
the optimal venue to host the events in terms of size, 
location and accessibility.

The timing and attendance of each event was:
•	 First event: Tuesday, 23 January 2024,  

2-8pm – 27 attendees
•	 Second event: Tuesday, 7 March 2024,  

2-8pm – 19 attendees

The events featured members of the JLP and project 
teams who were available to answer questions about 
the proposals. Team members attended the event from 
the following:

•	 John Lewis Partnership (Applicant)
•	 CJCT (Architects)
•	 Savills (Town planners)
•	 M3 Consulting (Development management)
•	 Cratus Communications (Community & stakeholder 

engagement consultants)

The first event consisted of pull-up banners setting 
out the main details of the proposals and, printed 
Foamex boards featuring a range of historical imagery, 
indicative views, and images of the site today. The 
exhibition banners and Foamex boards are reproduced 
in Appendices 6, 7 & 8.

Pull-up banners being displayed as part of the first exhibition event
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Public webinar
In between the two in-person exhibition events, 
a public webinar was hosted via the Zoom online 
platform at 6:30pm on Tuesday, 30 January 2024.

This event was similarly advertised via leaflet, 
newspaper advert and online.

In order to ensure that stakeholders who were only 
able to attend one event were not at a disadvantage, 
JLP team sought to ensure that the same level of detail 
was provided at the webinar as at the in-person events.

Team members from the following were represented 
among the webinar hosts:

•	 John Lewis Partnership (Applicant)
•	 CJCT (Architects)
•	 Savills (Town planners)
•	 Cratus Group (Community & stakeholder 

engagement consultants)

Following the webinar, the full video of the event was 
uploaded to the dedicated consultation website.

Feedback forms
Both stages of the public consultation invited 
participants to offer their feedback on the emerging 
scheme.

Feedback forms were drafted and designed to 
accompany the consultation activities – one for each 
stage of the programme. The forms were printed and 
used for feedback submission at the public exhibitions, 
and forms with identical questions were uploaded to 
the dedicated consultation website.

The forms asked respondents the following information 
about themselves:

•	 Email address
•	 Postcode
•	 Reason for participating in the consultation 

(tick- box question)

The main body of the forms consisted of questions 
asking respondents to what extent they approved 
or disapproved of various aspects of the proposed 
development, with options ranging from ‘strongly 
approve’ to ‘strongly disapprove’, including a ‘neutral’ 

option. The nature of these questions allowed for 
quantitative analysis to assess the overall sentiment of 
respondents towards the proposed development.

There were also a series of free-text response boxes, 
which allowed respondents to include additional 
information in their answers.
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Date Stakeholder Issues discussed

Friday  
5 January  
2024

Cllrs. Jason Brock  
(Leader of Reading Borough 
Council) and Micky Leng  
(Lead Member for Planning)

•	 Principle of development
•	 JLP’s vision for Build-to-Rent
•	 Approach to consultation

Friday  
19 January 
2024

Cllr. Liam Challenger  
(ward councillor, Katesgrove ward)

•	 Principle of development
•	 JLP’s vision for Build-to-Rent
•	 Approach to consultation

Friday  
16 February 
2024

Abbey School •	 Outline of proposals and principle of development
•	 JLP’s aspirations for social value
•	 School staff experience of affordable housing need
•	 Potential areas of collaboration with the School

Friday  
16 February 
2024

Reading Civic Society, Katesgrove 
Community Association, Reading 
Conservation Area Advisory 
Committee, Cllr. Louise Keane 
(ward councillor, Katesgrove ward)

•	 Outline of proposals and principle of development
•	 Design, heritage & townscape elements of the proposals
•	 Discussion of height and massing
•	 Outline of social value strategy and potential areas and 

groups for collaboration

Friday  
16 February 
2024

St Giles-in-Reading Church •	 Outline of proposals and principle of development
•	 JLP’s aspirations for social value
•	 Assessment of social issues in Reading and potential areas of 

charitable outreach

Friday  
16 February 
2024

Reading Cycling Campaign •	 Outline of proposals and principle of development
•	 Discussion of sustainable transport elements of the 

proposals
•	 Outline of social value strategy and potential areas for 

collaboration

Tuesday  
5 March  
2024

Food4Families / Reading 
International Solidarity Centre

•	 Outline of proposals and principle of development
•	 Discussion of sustainability elements of the proposals
•	 Outline of social value strategy and potential areas for 

collaboration

Pre-application engagement meetings
A key part of the consultation programme consisted of 
dedicated, direct engagement meetings between the JLP 
team and key stakeholders within Reading.

In addition to the need to consult widely and accept 
stakeholder feedback on the emerging proposals, 
JLP sought to establish positive relationships with 
major employers and voluntary organisations within 

Reading, in order to ascertain the needs and priorities 
of different groups, and to lay the foundations for 
the rollout of the project’s social value strategy in the 
months ahead.

As of 21 August 2024, the meetings undertaken as part 
of the project include the following:
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Tuesday  
5 March  
2024

University of Reading •	 Outline of proposals and principle of development
•	 JLP’s aspirations for social value
•	 University staff experience of affordable housing need
•	 Potential areas of collaboration with the University, in areas 

including sustainability, transport, real estate and general 
social value

Tuesday  
5 March  
2024

Cllr. Doug Cresswell  
(ward councillor, Katesgrove ward)

•	 Outline of proposals and principle of development
•	 Discussion of key elements of the forthcoming planning 

application
•	 Discussion of consultation, engagement and social value 

strategy

Monday  
11 March  
2024

University of Reading: Presentation 
to real estate students

•	 Outline of proposals and principle of development including 
the overall development process

•	 Discussion of ways into a career in real estate

Friday  
17 April 
2024

Matt Rodda MP  
(MP for Reading East)

•	 Outline of proposals and principle of development
•	 Discussion of aspirations for consultation, engagement and 

social value

Monday  
13 May  
2024

Reading International Solidarity 
Centre (RISC), Food4Families 

•	 Update discussion on potential areas of collaboration
•	 Potential for partnership with both RISC and the broader 

voluntary sector within Reading

Wednesday  
15 May  
2024

Royal Berkshire NHS Foundation 
Trust

•	 Outline of proposals and principle of development 
•	 Discussion about aspirations for consultation, engagement 

and social value 
•	 Discussion about potential partnership on affordable 

housing, allocation for key workers and for the creation of 
deeper links between JLP and the Foundation Trust

Tuesday  
6 August  
2024

Cllr. Liz Terry 
(Leader of Reading Borough 
Council) and Micky Leng 
(Lead Member for Planning & 
Deputy Leader of Reading Borough 
Council)

•	 Update discussion on the principle of development, JLP’s 
vision for the build-to-rent sector, consultation activities 
taken place so far and the proposed timeline for submission 
and determination of a planning application

•	 Further discussions around affordable housing, sustainability, 
social value

Tuesday  
6 August  
2024

Reading Civic Society, Conservation 
Area Advisory Committee, Katesgrove 
Community Association

•	 Update discussion on the principle of development, JLP’s 
vision for the build-to-rent sector, consultation activities taken 
place so far and the proposed timeline for submission and 
determination of a planning application

•	 Further discussions around affordable housing, sustainability, 
social value

Wednesday  
7 August  
2024

Ethical Reading •	 Outline of proposals and principle of development
•	 General discussion of potential for partnership as part of 

Social Value Strategy
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Pre-application meetings:  
Follow-up and actions arising
Feedback from these pre-application engagement 
meetings, in addition to that received as part of 
the public elements of the programme, have been 
invaluable in helping JLP refine the proposals. The early 
establishment of connections and relationships with a 
range of Reading-based community stakeholders has 
allowed the draft Social Value Strategy, which has been 
submitted alongside this report as part of the planning 
application, to take shape.

In addition to the above-listed meetings, JLP has 
reached out to a number of additional groups 
and organisations in the local area as part of the 
consultation strategy, and conversations held as part of 
this outreach have likewise been helpful in shaping the 
emerging planning application.

In particular, positive engagement has been held with 
representatives from the Reading Friends' Meeting 
House, which is located on Church Street to the rear 
of the site. Representatives from the Meeting House 
attended the public exhibition in January 2024, and 
further engagement has occurred as part of work 
towards the Social Value Strategy (see below).

Given the Meeting House's status as an important 
local stakeholder and the historic nature of the site, 
JLP looks forward to continued engagement as the 
development progresses.

Key points

Emerging social value strategy

A Social Value Strategy has been produced and 
submitted as part of the planning application for the 
site. As detailed elsewhere in this planning application, 
John Lewis Partnership has had a presence in Reading 
stretching back decades. JLP recognises the strong 
opportunity that exists to build on the existing, positive 
social value work carried out by the Waitrose and John 
Lewis stores in Reading.

In keeping with the broader strategy around 
consultation and engagement, JLP considered it essential 
that strong, durable relationships be established with 
charitable and voluntary sector organisations in Reading, 
to ascertain their needs ahead of the full Social Value 
Strategy being implemented following receipt of 
planning consent.

Following initial internal discussions and the first 
external meetings, JLP focussed its proposed social 
value outreach into a series of themes, grouping 
relevant local groups according to theme and identifying 
potential short-, medium- and long-term activations 
that could be implemented in partnership with these 
stakeholders as part of the overall strategy.

For instance, future partnership with the Reading 
Elderly Befriending Scheme was considered as 
a way to address the needs of Reading’s existing 
elderly population, while several meetings held 
with the Reading International Solidarity Centre 
and Food4Families produced proposals regarding 
sustainability, climate action and education which will 
be rolled out across several strands through the next 
stages of the project.

Refined design

The pre-application stakeholder meetings led to 
a number of changes being incorporated into the 
design of the building, in addition to feedback received 
directly from members of the public at the public 
consultation events.

Following feedback between the first and second 
rounds of public consultation, the design was amended 
as follows:

•	 Incorporating local Reading brickwork styles and 
details into the facades, including more articulation. 

•	 Introducing more dual-aspect apartments and 
balconies

•	 Increasing activation at ground level
•	 Updating the massing to enable the building to 

more appropriately sit within the immediate 
local context 

•	 Introducing a new commercial/community space at 
ground level

Conversations with stakeholder groups including the 
Reading Civic Society and Katesgrove Community 
Association assisted the JLP team in designing a scheme 
which responds more appropriately to the local 
character and heritage. Detailed design work to further 
refine the proposals has continued since the second 
round of consultation, and stakeholder feedback has 
again been of great benefit to the project in this regard.
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5.	  Community Feedback

First round consultation
The feedback form for the first round of public 
consultation included a range of question formats, 
including sliding scale approval questions, questions 
offering a series of different options for aspects 
of the scheme, and free-text questions allowing 
respondents to write in their own answers. In total, 
17 people completed a feedback form as part of the 
initial consultation – ten at the in-person event, and 
seven online.

The first set of questions asked for their name, 
postcode and email address, in addition to a tick-box 
question regarding their relationship to the site.

Overall, the feedback to the first round of consultation 
was positive, with support expressed both for the 
principle of development and for specific  elements of 
the proposals. The more qualitative, free-text questions 
were additionally a source of useful feedback around 
precise elements of the design and public realm. Many 
of these points and suggestions led to changes to the 
design prior to the second round of consultation in 
March 2024.
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General feedback

The feedback received from attendees at the public 
exhibitions – both verbal and written – was diverse 
and dealt with a number of relevant topics. The most 
prominent of these included:

•	 The principle of development
•	 Height and massing of the proposed building
•	 Design of the façade and relationship to local 

architectural context
•	 Issues related to operation and management of 

a build-to-rent community
•	 Parking and transport
•	 Social value opportunities
•	 Design and use of the public spaces and community 

& resident gardens

As outlined elsewhere in this document, this feedback 
was invaluable in allowing the applicant team to refine 
the proposals prior to the second-round consultation 
and submission of the planning application.

A question-by-question breakdown from the first 
consultation is below:

Q1 - What is your relationship to the site?

•	 A strong majority of respondents said they were 
either nearby residents or worked close to the site.

•	 Close to a third additionally said that they were 
responding on behalf of a local community group

50%

40%

30%

20%

10%

0%
I live nearby I work nearby OtherI represent a local 

community group
I'm a member of 
Reading Borough 

Council

Q2 - Do you agree there is a need for high quality 
rental homes in Reading?

•	 82% of respondents said that they either agreed 
or strongly agreed with the need for high-quality 
rental homes in the town

•	 A smaller proportion asserted their neutrality on 
the question, while no respondents said that they 
disagreed.

•	 Sample comment: “Provided there is element of 
affordable units, there is high quality soundproofing 
and a recognition that the air quality in the area is 
not good”

17.65%

41.18%

41.18%
Neither oppose nor support

Supportive

Strongly supportive
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Q3 - When thinking about the new rental homes, 
which features do you think are most important?

•	 There was a reasonable level of consensus 
regarding the features which respondents wished to 
see integrated into the new development.

•	 Affordable housing and high-quality design were 
selected by most respondents (over 80%) to this 
multiple-choice question, though the other options 
– around transport, social space and public amenity 
space – all received support from respondents

•	 Sample comments: “Important to respect the 
existing environs of the development - listed 
buildings on London Street, Black History mural 
site adjacent, Conservation Area, Quaker Burial 
Ground, street layout, materials and massing.”

•	 “Sustainable environmentally friendly homes, 
with low running costs. Integrated into the local 
community, not behind fences.”

50%

60%

70%

80%

90%

40%

30%

20%

10%

0%
Affordable 

housing
Design Good public

transport 
links

Social 
spaces for 
residents

New public
spaces and

routes

Other

Q4 - Thoughtfully designed public spaces are key to 
our proposals. What would you like to see provided 
at Mill Lane?

•	 Feedback was also welcomed regarding the public 
spaces which are to be provided as part of the 
development. Over 80% of respondents to this 
question supported ‘places to sit and relax’ as 
potential features of the public space

•	 Over half of the respondents selected children’s 
play areas, while there was also significant support 
for the remaining options

•	 Sample comment: “Gardens where people can 
grow their own food (and perhaps provide surplus 
to the community). Space for nature as well as 
people.”

50%

60%

70%

80%

90%

40%

30%

20%

10%

0%
Places to sit 
and relax

Children's 
play area

Space for 
creative
activities

Fountains and
sculpture

Other
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Q5 - Do you believe new homes are best located on 
sustainable, brownfield sites?

•	 Respondents likewise expressed strong support for 
the principle of locating new housing development 
on sustainably located brownfield sites.

•	 Over half of all respondents said they ‘strongly 
support’ such a belief with an additional 41% 
expressing ‘support’.

•	 There were no respondents who expressed 
opposition to the principle

•	 Sample comment: “Yes, the principle of housing on 
this site is totally accepted”

6%

41%53%

Neither oppose nor support

Supportive

Strongly supportive

Q6 - We have sought to design the scheme to 
reflect the history of the site and to consider 
the surrounding context. Do you agree with our 
approach?

•	 There was also strong support expressed for design 
choices in the development seeking to reflect the 
history of the site and surrounding context. 

•	 While close to 20% felt neutral about these 
choices, half of respondents said they were strongly 
in favour.

•	 Stakeholder comments included suggestions 
regarding how the applicant could reflect John 
Lewis’ history in Reading at the site; and how the 
previous uses of the site could be integrated into 
the development.

•	 Sample comment: “Block names, e.g. ‘Heelas’, 
‘Gaberdine’; Use photos, memorabilia, artefacts in 
public areas”

31.25%

18.75%

50%

Neither oppose nor support

Supportive

Strongly supportive
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Q7 - Do you agree with our vision for long term, 
sustainable and energy efficient homes?

•	 JLP's aspiration for the provision of sustainable, 
energy efficient homes was strongly supported by 
the vast majority – 80% of respondents, one of 
the highest levels of support for any aspect of the 
scheme.

•	 In a pattern repeated in other questions as part 
of the consultation, small numbers of respondents 
said they were either supportive or neutral, while 
nobody who answered the question opposed the 
vision.

•	 Sample comment: “Yes - it’s very important that 
any new developments (housing or otherwise) are 
sustainable and energy efficient”

10%

10%

80%

Neither oppose nor support

Supportive

Strongly supportive

Q8 - Please let us know your thoughts on how our 
new homes can support local charities and groups in 
the town?

•	 The applicant has sought to establish strong 
relationships with the local charity and voluntary 
sector, with the intention of incorporating support 
for some of these groups into the project during 
the planning, construction and operation phases of 
the development

•	 These aspirations are detailed further elsewhere in 
this report, and in the draft Social Value Strategy 
which was also submitted as part of the current 
planning application.

•	 Sample comments: “Provide free or low-cost 
meeting spaces for community groups. Coffee 
mornings or social evenings where local groups 
come in to meet with residents. Maybe a 
community larder or swap shop, or upcycling studio 

or something of a social nature to bring in people 
to mix with the residents. Maybe a partnership 
of some sort with RISC (Reading International 
Solidarity Centre, on London Street) to encourage 
residents to use the refill shop?”

•	 “Overall I was pleasantly surprised by this project. 
Community is paramount and I think this is 
something you have considered. I hope to see the 
site developed with much needed homes in the 
near future.”

Q9 - Overall, how do you feel about our plans to 
redevelop the site at Mill Lane, to provide a new and 
exciting rental community?

•	 The final, summary question asked respondents to 
consider the proposals in the round and express 
their level of support accordingly.

•	 In keeping with the earlier questions, a strong 
majority (75%) of respondents expressed either 
support or strong support for the plans, while less 
than 20% expressed neutrality and only 6.25% of 
respondents said they felt opposed.

•	 Sample comment: “A good site for housing near 
town centre; Reading will be looked at for success 
or otherwise of the scheme; Purchase would 
be better; Needs to link back to St Giles Close, 
Deansgate Road/Letcombe Street”

•	 “The design and look will inevitably need some fine-
tuning. A Residents Association is required to keep 
the landlord honest and top of the job”

Opposed

Neither oppose nor support

Supportive

Strongly supportive

25%

6.25%

18.75%

50%
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Second round consultation
The second-stage public consultation received a slightly 
lower number of responses than the initial phase of 
engagement. This can happen for a number of reasons, 
including lower levels of interest in a second event, or a 
sense among local residents that they are broadly happy 
with the principle of development.

Seven feedback forms were submitted as part of the 
second round of consultation. Broad support was 
expressed by respondents for the refined version of 
the proposed development which was presented at 
the exhibition.

The second feedback form featured a series of sliding- 
scale questions, asking people to rate their support/ 
agreement with specific elements of the proposals on 
a scale from 1-5 – with 5 being ‘strongly supportive/ 
strongly agree’, and 1 being ‘strongly opposed/strongly 
disagree’.

General feedback

Despite the lower response rate to the second 
consultation, the update exhibition was again 
highly useful in gauging the response of community 
stakeholders to the refined proposals, and the feedback 
received played an important role in the detailed 
design work which took place prior to submitting 
the application.

As seen in the charts below, respondents’ sentiment 
towards the updated proposals was largely positive, 
with only a small number of negative responses 
recorded to any of the questions on the feedback form.

Key topics referenced in the feedback included:

•	 Comments on the updated design
•	 Heritage & conservation issues
•	 Affordable housing allocation and management
•	 Social value and partnerships with local groups
•	 Ideas for the use of community & resident gardens
•	 Suggestions for the use of S106 and CIL 

contributions

Other comments

Aside from the responses to the sliding scale question, 
attendees at the second public event were invited to 
leave other comments on the proposals. Several of 
these comments focussed on the planned affordable 
housing at the site, for instance:

“I am a key worker and I look forward to hearing how we 
can be helped to have long-term housing options that are 
clean, psychologically pleasing, safe and affordable.”

“I am strongly in favour of the new development - it 
appears to offer an opportunity for people to live a 
sustainable, comfortable and happy life. I appreciate the 
explanation of the scheme”.

“The proposal seems an effective and sensitive approach 
to redeveloping a surplus industrial/brownfield site and 
provides a more valuable conversion to residential”

A range of views were expressed in relation to the 
proposed allocation of affordable housing within the 
project to local key workers. Some respondents felt 
that a focus on lower-income renters more broadly 
would be a better approach. JLP continues to discuss 
the affordable housing approach and eligibility criteria 
with Reading Borough Council. 
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Q4 - We have set out our plans for a Cultural and 
Social Value Strategy to maximise our positive 
contribution to the local area. Do you approve of 
our strategy?

Approve

Strongly approve

28.57%

57.14%

Q3 - Our updated plans take cues from the history 
of the site, John Lewis’ history in Reading, and the 
nearby conservation area for its material palette. 
Are you supportive of the building’s appearance?

Q1 - Since our first exhibition in January, we have 
made some changes to the design of the building, 
including more dual aspect apartments and changes 
to the massing. Would you say you are supportive of 
these changes? 

Q2 - We have also made changes to the public realm 
and landscaping - including by increasing the size of 
the neighbourhood and wellness gardens. Would you 
say you are supportive of these changes?

Neither oppose nor support

Supportive

Strongly supportive

14.29%

28.57%

57.14%

Neither oppose nor support

Supportive

Strongly supportive

14.29%

28.57%

57.14%

Neither oppose nor support

Supportive

Strongly supportive

14.29%

28.57%

57.14%

1
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6.	 Response to Feedback

These updated plans were presented to key stakeholder 
groups in direct engagement meetings and formed the 
basis of the second consultation event in the South 
Street Arts Centre.

Among the major changes, the following were 
considered particularly important as part of the 
response to community and stakeholder feedback:

•	 The size of the public and neighbourhood gardens 
has been increased

•	 More activation has been provided to the 
frontage along Mill Lane, through introduction of a 
community/commercial space at ground floor

•	 One of the stair-cores has been relocated to 
maximise activation to the south-west corner of 
the building

•	 More of the apartments have been designed to be 
dual aspect, through introduction of an access deck 
on the south elevation of the building

•	 The materiality used in the building façade has 
been further refined, taking cues from the history 
of Reading and the context of the nearby London 
Street Conservation Area

•	 The massing of the building has been amended to 
better respond to the local context 

Further minor changes have been made to the scheme 
in the weeks following the second-round consultation 
event, as a result of detailed design and technical 
assessment work.

JLP has remained clear in its commitment to 
engagement, and sees the incorporation of feedback 
into the submitted proposals as part of an ongoing 
dialogue which will continue throughout construction 
and operation.

JLP has continued to engage with interested residents, 
stakeholder groups and elected representatives in 
the time since the conclusion of the second-round 
consultation. Having held a number of positive, engaging 
discussions regarding the potential delivery of social 
value for the local area, it is envisaged that these 
conversations will continue to develop through the 
determination period, construction and operational 
phases of the project.

Following receipt of feedback during the initial phase of the public consultation, as well as formal pre-application 
discussions and ongoing detailed design work, the applicant and the project team took time over several 
weeks to refine the proposals ahead of the second-round consultation, and again in the time leading up to the 
submission of the planning application.
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7.	 Summary and Conclusion

This Statement of Community Involvement  summarises 
the consultation and engagement activities which have 
taken place relating to  the proposed development of a 
new rental community at the former John Lewis Depot, 
Letcombe Street, Reading (also known as JLP Mill Lane).

Having set out the activities undertaken as part of 
the public consultation and having considered the 
feedback offered by local stakeholders on the proposed 
development, Cratus is satisfied that the public 
consultation undertaken exceeds the principles of local 
and national policy.

Following two public events, a webinar, consultation 
leaflets distributed to thousands of local homes, and 
a website which saw a high level of traffic over the 
course of the consultation period, it is clear that the 
local community was offered the chance to comment 
on and shape the emerging proposals in advance of the 
submission of a planning application. This is in addition 
to meetings with a wide array of stakeholder groups, 
elected politicians and local employers.

Following feedback received from members of the 
public and local stakeholders, both online and at the 
exhibition events, the project team has considered and 
reviewed the feedback, and has used this feedback to 
refine the proposals ahead of the submission of the 
planning application to Reading Borough Council.

The applicant team remains committed to going above 
and beyond the standard approach to consultation, 
and establishing strong, long lasting relationships with 
the local community which will add value to Reading’s 
existing residents and assist the new residents of the 
development in integrating with the local area.
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Appendices

Appendix 1: Map of distribution zone (4,469 addresses) for circulation of consultation leaflets 

As discussed in Section 3, leaflets advertising the consultation were distributed to addresses in the below, defined 
distribution zone. These leaflet deliveries took place in advance of each round of the public consultation:

•	 First leaflet: w.c. 15 January 2024
•	 Second leaflet: w.c. 26 February 2024
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Appendix 2: Leaflet advertising first consultation events

As discussed in Section 3, the leaflet advertising the initial stage of the public consultation was delivered to addresses 
in the local area during the week commencing Monday 15 January 2024.
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Appendix 3: Newspaper advert advertising first consultation

As discussed in Section 3, a full-page newspaper advert regarding the initial stage of the public consultation was 
published in the Reading Chronicle in the print edition of Thursday 19 January 2024.
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Appendix 4: Leaflet advertising second consultation

As discussed in Section 3, the leaflet advertising the second stage of the public consultation was delivered to addresses 
in the local area during the week commencing Monday 26 February 2024.
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Appendix 5 – Newspaper advert advertising second consultation

As discussed in Section 3, a half-page newspaper advert regarding the initial stage of the public consultation was 
published in the Reading Chronicle in the print edition of Thursday 29 February 2024.
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Appendix 6 – Pull-up banners presented at first consultation event
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Appendix 7 – A1 boards displayed at first consultation event
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Appendix 8 – Pull-up banners from second consultation
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Appendix 9 – Feedback form from first consultation event

Appendix 9 – Feedback form from first consultation event
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Appendix 10 – Feedback form from second consultation event
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Appendix 11 – Screenshots from consultation website, April 2024
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