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Comment Response

Requirement for a marker building was questioned given the existing/emerging 
context  

Justification of a 12 storey building is not considered sufficient. Site lies outside 
tall building zone identified in Policy CR10

10

11

Noted. Proposal has been developed to create a strong corner building to 
Norman Place and Vastern Road. The linear building has been rotated to address 
Vastern Road and continue the linear street pattern which is present in the 
surrounding context.

Noted. Proposal has reduced in height, with heights ranging from 5-11 storeys

Form and massing:

Height to the eastern boundary should not exceed Clearwater Court given 
proximity of the proposal

12

Noted. Height has dropped from 7-9 storeys to 5-8 storeys

Consider justification for density of the proposal
13

A range of proposals in the wider area have been used to gain an understanding 
of the surrounding density from 265 DPH up to 630 DPH. The proposal is 464 
DPH and at the mid range point. Build to Rent developments need circa 250 
homes to ensure amenities are well used,  in turn creating an active facade.

Demonstrate that no development is proposed within Flood Zone 2
14

Development is outside Flood Zone 2

Environmental:

12 storeys 11 storeys

Consistent frontage 
to Vastern Road 

9 storeys

7 storeys 8 storeys

5 storeys
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Flood zone 1

Flood zone 2

Ebb and Flow Build to Rent, Reading Current public realm is of poor quality
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Pre-application 02 massing 28/09/2023 Updated massing

Recessed link buildings introduced to 
break down massing and increase 

number of dual aspect homes

Maximum building height 
reduced

Blocks reorintated to provide 
stronger edge to Vastern Road

Facade line pushed back at 
ground to increase area of 

public realm along rivers edge

Height increased to offset 
reduced massing

3.5.4	 Summary of key changes

The diagrams below show the key changes made following feedback received at 
pre-application meeting 2

Design process

43



3.5.5	 Design South East review panel (02/11/2023)

The proposals were amended to reflect feedback received at pre-application meeting 
1. The amended proposal was presented to the Design South East review panel in 
November 2023. 

The general arrangement of the blocks was retained but blocks were reorientated to 
provide a stronger edge to Vastern Road. The ground floor along the riverside was set 
back to increase the size of the public realm and the maximum height of the building 
was brought down to 11 storeys.

 Early indications of a predominantly brick facade were also presented. 

Use & amount

•	 264 homes 

Of which there are approximately:

•	 45-48% 1 beds 

•	 45-48%  2 beds

•	 3-8%  3 beds  

•	 30 Car parking spaces

•	 Shared residents amenity spaces along Vastern Road and the river.

44
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Comment Response

Carry out a deep and wide process of engagement to investigate bringing locally 
desirable uses and activities to the building’s ground floor spaces

Use:

Think more holistically about the regeneration of the wider area and extend the 
masterplan beyond the site boundary in collaborative dialogue with the LPA

Feedback from councillors 

- A great opportunity to make something of the riverside

- Excited to see the scheme come forward

- Like the permeability between the station and river and 
support an additional enhanced route

- Welcome improvements to the cycle and pedestrian 
route – it’s a problem in its current state

- There should be a distribution of two-bedroom and 
three-bedroom apartments, which would be family-
sized 

- Welcome the use of brick and links to the history of the 
site

- Would the affordable housing be peppered 
throughout?

- The public square could an extension of the 
surrounding parkland i.e. planting, trees, somewhere to 
pause

- There is an opportunity for a shop here – “there is 
nowhere to pick up a pint of milk” 

1

2

A thorough consultation process has been carried out with key stakeholder 
groups and a public exhibition held to understand the local demand and needs.

Key Statistics – Public Consultation 

How do you feel about delivering best in class riverside 
public realm open to the public? 

95% scored 4 or 5 rating (supportive or strongly 
supportive)

Please tick the top three things you would like to see in 
the riverside public square.

Most popular

1. Outdoor Cafes

2. Places to relax

3. Sculptures

How do you feel about the plans to deliver built to rent 
accommodation and a new waterfront destination at 
Norman Place?

65% scored 4 or 5 rating (supportive or strongly 
supportive)

50
At the public exhibition

Attendees

272
website users

23
Feedback forms

Proposals have been progressed to allow for future development to come 
forward on adjacent sites. Potential for future masterplan development in 
collaboration with the LPA is ongoing.

Create a more legible and direct public sight line to the river through the site by 
reviewing the site layout, and explore moving the town houses to Norman Place 
to provide active frontages onto this through-route

Explore the possibility to create a wider sweep of river frontage and open space 
that connects three adjacent sites, and review the ground floor uses and the 
relationship between residential interior and public exterior spaces

3

4

Massing proposals have been pulled back from Norman Place and substation 
relocated to provide a wider more legible route through. Residential homes have 
been positioned at ground floor providing active frontages.

Curved glazing has been introduced at ground floor to the north to provide a 
softer edge reflecting the landscape proposals and to help draw pedestrians 
round into the public space. 

Layout:
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3.5.6	 Design South East review panel feedback

The following pages set out the comments received from the panel and details how 
the design developed to respond to those comments:

Design process

45



Comment Response

Consider alternative building typologies and explore options that enhance the 
residential outlook and optimise the provision of dual aspect apartments

5

Building typologies have been developed and broken down by recessive link 
buildings increasing the number of dual aspect and two bedroom homes.

Apartment quality and mix:

Reduce the density - if commercially viable - to relax the bulk and massing of the 
building and allow a proposal that responds more sensitively to the unique 
qualities of this riverside site, its orientation, and relationship to its neighbours

7

Overall quantum has reduced to allow for developing the design and breaking 
down the building forms. 

Architecture

Develop an architecture with a more distinctive character and identity
8

The architecture has been developed in response to the existing and historic 
context. The site’s industrial heritage has been a strong influence in developing 
the character of the buildings. Utilising pitched roof forms and a simple rhythm 
of punched openings seen in the Huntley and Palmers factory building.
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3.5.7	 Public consultation (24/01/2024)

The public consultation was held on 24th January 2024 in person. At the event, local 
residents and members of the public were able to meet the project team, ask 
questions and leave feedback.

The in-person consultation event was held at the Thames Lido, Napier Road, Reading 
on Wednesday 24th January (2pm to 8pm).

The consultation aimed to understand what residents wanted to see come forward 
within the public space and ground floor commercial space. The board below titled 
‘Your Ideas’ encouraged attendees to put their thoughts on a post-it note.  

Use & amount

•	 Circa 260 homes 

Of which there are approximately:

•	 45-48% 1 beds 

•	 45-48%  2 beds

•	 3-8%  3 beds  

•	 23 Car parking spaces

Norman Place, Reading
© Assael group of companies 2024

WELCOME

Welcome to our public exhibition and consultation for Norman Place in Reading town centre.  
This is an exciting development of new homes and opportunity to create a new waterfront 
public space next to the Thames.

The proposals comprise: 

 ▶ Circa 260 high-quality homes for rent with shared resident amenity spaces

 ▶ Best-in-class riverside public realm, for full public use by local people

 ▶ New commercial space along the riverside animating this public space 

 ▶ A major focus on sustainable development – targeting net zero carbon housing and improving local walking and cycle 
routes

 ▶ Delivering long-lasting social and economic benefits to central Reading

Before submitting a planning application, we want to engage with you about our proposals. This exhibition is your 
opportunity to review the designs and provide feedback. Once you have reviewed our boards, please take the opportunity to 
return a feedback form to share your views.

Build to Rent refers to high-quality purpose-built homes designed for rent rather than sale.

Build to Rent developments are purpose-built homes with professional management by a 
single company, rather than individual landlords, and longer-tenancies for those who want 
them, offering security in the private rented sector.

Build to Rent is well suited to a wide range of customers – from young professionals including 
key/essential workers to older people wanting to live close to all Reading town centre has to 
offer.

What is 
Build to 
Rent?
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Packaged Living is a bespoke build-to-rent operator and developer that has grown a 
pipeline of over 5,000 homes since its inception in 2018, with major developments spanning 
the UK. Packaged Living have a strong track record of developing homes and creating 
communities in the private rented sector.

You can find out more about Packaged Living and our community led approach by 
scanning the QR Code or visiting packagedliving.co.uk

Previous work

Norman Place, Reading
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SITE OVERVIEW 
& CONTEXT

The site is located at Norman Place, to the north of Reading Railway station between Vastern Road and the River Thames. 
The site currently comprises an existing vacant office building with a surface car park to the south of the building, and a hard 
landscaped area serving the former office use, adjacent to the Thames Path and River Thames.
 
In the wider area the site benefits from excellent access to the train station, local amenities and nearby Local Green Space 
such as Christchurch Meadows. The proposals would provide new housing and complementary uses in a sustainable location 
whilst also creating a new public space adjacent to the river, with enhanced pedestrian and cycle access.

Planning context
 ▶ Brownfield land - In line with national and local planning policy, the proposals maximise the use of a brownfield site in a 

highly accessible and sustainable location to provide homes and a new public open space

 ▶ Flood Management – The majority of the site, and all of the proposed buildings are within Flood Zone 1, which has the 
lowest probability of flooding. The proposals provide the opportunity to reduce flood risk by integrating a well-considered 
drainage and landscaping scheme. 

 ▶ Responding to the surrounding context – In line with local planning policy, the proposal will enhance pedestrian and 
cycle access and create high-quality public realm, responding positively to nearby open green spaces and water spaces.
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THE VISION

Key moves 
The design principles and outline strategy for the site are:

We are seeking to create:

 ▶ A thriving neighbourhood, offering a unique and vibrant 
place to live and space for local businesses to flourish

 ▶ A place that reconnects Reading town centre to its 
waterfront and open spaces to the north

 ▶ A place where people feel safe and comfortable to walk 
and cycle

 ▶ A place where the streets and homes are built to high 
standards of design and sustainability

 ▶ Homes oriented to maximise views of the river

Sculpt and split the buildings to step down to 
the river and respond to local townscape context

Existing site Repairing the streetscape and creating active 
edges. Back of House positioned centrally and 
screened by active uses

Significantly enhanced pedestrian and cycle 
route through to the river. New public realm and 
active uses lining the street

Public space at the heart of proposals framed by 
community uses

High-quality residential homes wrapping 
around generous resident’s courtyard gardens

Maximise biodiversity, residents roof terraces 
and views to the river

Flexible community-led amenity and public 
space at ground floor, open to local groups and 
bringing together existing and new residents

This area of Reading is a hidden 
gem, with the waterfront 
currently underutilised and those 
coming out of the station cut 
off from the river by this vacant 
office building.

We want to open up and improve 
the public realm along the 
riverside so that many more 
people can enjoy the waterfront, 
creating a fantastic place to live 
and a new waterfront destination 
for the wider community.

Why is this a good thing?

Norman Place, Reading
© Assael group of companies 2024

THE RESIDENT’S 
JOURNEY

Zone 1 - Front of House

Zone 2 - Residents’ shared amenity

Zone 3 - Residents’ apartments

Zone 4 - Back of House

Zone 1 - Front of House
 ▶ Single main entrance lobby which all residents pass through, 

promoting social interaction and fostering a sense of community

 ▶ Active frontage along Vastern Road, Norman Place and the 
riverside to promote interest and vibrancy at lower levels

 ▶ Concierge desk providing residents with 24/7 on-site support

 ▶ Opportunity to support pop up community events and initiatives 
at ground floor

Zone 2 - Shared amenity
Residents rent the whole building and have access to a range of 
communal amenity spaces such as:

 ▶ Lounge areas

 ▶ Co-working spaces with printing facilities

 ▶ Resident kitchen and private dining areas

 ▶ External landscape spaces designed to promote health, wellbeing, 
and biodiversity

 ▶ Roof terraces with panoramic views overlooking the city centre 
and the River Thames

Zone 3 - Apartments
 ▶ Spacious open plan living, kitchen and dining rooms

 ▶ Maximised window sizes to ensure apartments are bright and airy

 ▶ Equal size bedrooms with built in wardrobes and ensuite 
bathrooms

 ▶ No single aspect north-facing dwellings

 ▶ Juliet balconies to living rooms 

Zone 4 - Back of House
 ▶ Servicing is positioned to the centre of the site and screened by 

active frontages and accessed from Norman Place

 ▶ Secure cycle spaces

 ▶ Refuse and recycling stores which are easily accessible to 
residents

Norman Place, Reading
© Assael group of companies 2024

A WATERFRONT 
DESTINATION

An important aspect of the proposal is to reconnect local people to the waterfront in Reading town centre.

At the heart of this scheme is a new public square located along the riverside. A great public square can become a central 
destination and reflect the identity of the surrounding community. We relish the opportunity to work with the local 
community to create a fantastic destination that will be a focal point on the Thames Path.

Our aim is to create a vibrant place where people want to spend time with family and friends throughout the year. Any great 
square has a variety of smaller zones to attract a range of people and is flexible throughout the seasons.

The plans will also provide active frontage along Vastern Road and Norman Place, incorporating commercial space to meet 
the needs of the local community. Furthermore, the plans seek to improve the pedestrian and cycle route along the river, 
which leads to the public square, creating a focal point and celebration of the Thames Path.

Community garden

River views

Cycle / fitness hub

Market / farmers market

Nature & wildlife

Play trail

Integrated seating with river views

Flexible event space

Potential ideas for the public square include but are not 
limited to:

 ▶ Coffee cart

 ▶ Playspace

 ▶ Places to sit and relax

 ▶ Adaptable spaces for events

 ▶ Art and wildlife trails

 ▶ Food growing space

 ▶ Meeting spaces for local clubs

What would you 
like to see here?
We want to hear your ideas about what 
you would you like to see within the public 
square and how the square can reflect the 
identity of its surrounding communities. 
Please take a post-it note and write down 
your ideas on the next board.

Norman Place, Reading
© Assael group of companies 2024

YOUR IDEAS

What would you like to see within the public 
square and the surrounding commercial space? 

Norman Place, Reading
© Assael group of companies 2024

SUSTAINABILITY 
& WELLBEING

 ▶ Highly accessible site location which has excellent 
transport links and is supported by cycle provision for 
residents

 ▶ Promotion of car clubs and on-site electric car charging

 ▶ Residents health and well-being has been considered 
from the outset with a Fitwell assessment underway

 ▶ Reduced energy consumption through efficient building 
fabric and optimised glazing ratio to reduce heating 
demand

 ▶ Specification of efficient systems that use less energy 
– Mechanical Ventilation and Heat Recovery, lighting, 
vertical transport

 ▶ Sustainable Urban Drainage System (SuDS) measures 
to aid the collection and storage of the surface water 
prior to discharging from site

 ▶ Water use reduced as much as possible through the 
specification of efficient sanitaryware and fittings

 ▶ On site renewable energy sources – i.e photovoltaic 
panels located at roof level

 ▶ Residents will benefit from a variety of well-designed 
landscaped roof terraces, promoting biodiversity and 
supporting well-being

 ▶ Integration into the local community is a key principle. 
Initiatives could include pop up events within amenity 
areas, using local businesses to facilitate resident 
activities (i.e wine tasting, yoga etc) and commercial 
units to support local independent business

Landscape & ecological benefits
Goals & objectives

Retain existing trees Increase tree diversity and 
tree coverage

Biosolar green roofs
(Integrated Photovoltaic and 
wild flower green roofs)

Increase habitat features Sensitive lighting design / 
managing light spill 

Reduce flood risk

Integrated sustainable 
drainage systems

Reduce surface water run 
off and filter water before it 
enters key receptors such as 
the Thames

Biodiversity Net Gain

EV charging

All electric 
proposal

Walkable 
community

Sustainable 
transport

Active 
travel

Air source 
heat pumps

Local 
employment

On-site renewables Biodiversity & urban 
greening

Energy efficient 
solutions

10%

Sustainability has been carefully considered throughout the design process. The following measures will be implemented as 
part of the proposals: 

Norman Place, Reading
© Assael group of companies 2024

DESIGN & 
APPEARANCE

Vastern Road taller building

Reading red bricks, tiles & pottery 

Initial bay studies

Historic photos - 1958

Historic Reading

Vastern Road industrial building

Design principles 
 ▶ Create a clear and attractive building geometry that 

complements the neighbourhood and provides a 
distinctive and elegant view from a distance 

 ▶ Create interest at ground level with active frontage that 
leads to the public square 

 ▶ Provide a distinct character 

 ▶ Be built predominantly of red brick – a high-quality, 
enduring material 

 ▶ Provide buildings that recognise Reading’s history and 
look to the future 

 ▶ Express the joy of living next to the riverside 

The design of the buildings has been inspired by the various architectural styles throughout Reading. Taking inspiration from 
the wider context, the design uses Reading red brick, with playful detailing from tiles to create visual interest at the ground 
floor and top of the buildings.

The building layout and form has undergone a thorough design process to ensure the proposed scheme positively enhances 
the townscape views, with significant focus on the views from Christchurch Meadows.

There is an opportunity to mark the riverside, and therefore a building of 11 storeys with elegant proportions has been 
included to support wayfinding from other parts of Reading.

Norman Place, Reading
© Assael group of companies 2024

HAVE YOUR SAY 
& NEXT STEPS

Indicative timeline

Thank you for taking the time to view our proposals for Norman Place in Reading. We would 
be grateful if you could complete a feedback form to let us know what you think.

Key benefits

Have your say normanplace.co.uk

Freepost CRATUS COMMUNICATIONS
(no further address details or stamps 
required)

0203 026 3143

info@normanplace.co.uk

Construction Management Plan will be submitted with the planning application and committed to using considerate 
constructors. 

Stage 1

Planning application 
submission 

Spring 2024

Stage 2

Start of construction 

2025

Stage 3

Construction complete

2026

Design process
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Comment Response

In support of the site being redeveloped given its desolate state and it being in a 
prime, sustainable location. Ideas around public realm were positive.

Provision and location of waterside public square supported.

Public in support of the site being redeveloped

Use:

Council appreciates the value of Build to Rent and the role it can play to help with 
Reading’s housing shortfall.

1

2

Ideas around the public space noted. Public space has been developed further to 
provide more greenery, seating and gentle curves drawing pedestrians round into 
the space and reflecting the curves of the river.

Support of site being redeveloped noted and design proposals progressed.

Who lives there?

Build to Rent proposals progressed.

The opportunity to deliver badly-needed Best in Class 

Why is this a good thing?

RIVERSIDE PUBLIC 
REALM FOR READING

Re-purposing a vacant, poorly designed, obsolete asset 
into a

NEW BUILD TO RENT ZERO 
CARBON DEVELOPMENT
which will produce a biodiversity net gain

Delivering a significant quantum of 

AFFORDABLE 
HOUSING IN A 
RANGE OF SIZES
which will serve Readings housing needs

A brownfield development which will provide significant

ECONOMIC AND 
SOCIAL VALUE
for Reading town centre

The team were encouraged to consider management of the public realm around 
safety and waste management.

Encouraged the applicant to find a type of retail use which would be popular at 
this location and not remain an empty unit.

Provision of a cafe / corner store / cycle store was encouraged
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3.5.8	 Public consultation feedback

The following pages set out the comments received from the public consultation and 
details how the design developed to respond to those comments:
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Design process



Comment Response

A distribution of two and three bedroom units which could be family-sized 
homes would be a benefit.

Permeability between the station and the river is positive. Improved pedestrian 
and cycle routes welcomed where current provision is viewed as a problem.

5

6

Proposals have been developed to increase the number of 3 bedroom 
apartments which could be taken up by families.
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Public realm proposals have been developed to further enhance the route from 
the station to the river along Norman Place with a dedicated cycle and 
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past and variegated brickwork reflecting Reading red brick

Team were encouraged to consider a pitched roof on the lower western building
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Noted. Proposals have progressed an industrial aesthetic influenced by the sites 
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and shadow to the elevations.
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Design South East massing 02/11/2023 Updated massing

Building forms broken down 
with pitched roofs

Recessed link buildings Strong linear building forms 
fronting Vastern Road, Norman 
Place and the eastern boundary 

Glazing line further recessed to 
increase public realm and 
improve flow

Buildings along Norman Place 
reorientated to create more 
space and open up the route 
between Vastern Road and the 
river

3.5.9	 Summary of key changes

The diagrams below show the key changes made following feedback received at the 
Design South East meeting. 
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3.5.10	 Pre-application 3 (22/02/2024)

Following feedback received at the Design South East review, the proposals were 
updated to reflect the feedback received. A more varied series of heights and building 
forms were developed, two link blocks created relief along the south and east 
elevations, giving each block more distinction and roof forms were varied through the 
introduction of pitched roofs, referencing the sites industrial past. 

the buildings along Norman Place were re-orientated to create more space to the 
western boundary and to open up the route to the river. 

The ground floor along the river side was also set back further to provide an even 
more generous area of public realm. 

Use & amount

•	 251 homes 

Of which there are approximately:

•	 116 (46%) 1 beds 

•	 118 (47%)  2 beds

•	 17 (7%) 3 beds  

•	 23 Car parking spaces

Design process
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