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Townscape Receptor Townscape Effects 

Area Sensitivity Demolition and Construction Stage Operational Stage – Completed 
Development (Parameter Plans) 

Notes 

Magnitude of 
Impact 

Significance of 
Effect 

Magnitude of 
Impact 

Significance of Effect  

National Landscape Character Area 

Natural England’s 
NCA Profile 110: 
Chilterns  

 

The application site and surrounding townscape 
form a localised part of this extensive NCA which 
extends from Hitchin in the north-east to Reading 
and Goring in the south-west. The NCA as a whole 
comprises a combination of countryside mixed with 
major settlements that incorporate extensive urban 
fringe and growth areas, including Luton, Hemel 
Hempstead and High Wycombe and major transport 
routes such as the M40, M1 M25 and A1(M) as well 
as A404, A4010, A413, A41 and A5. The 
application site and adjoining townscape are 
clearly urban in character. The surrounding built 
elements are not particularly distinctive or 
characteristic of the wider NCA which is described 
in the published NCA as extensively wooded and 
farmed. On the basis of the above the NCA is 
considered to be of low value.  

 

Due to the urban context of this part of the NCA, 
its susceptibility to the type of development 
proposed is considered to be low. 

 

The combination of the low value and low 
susceptibility results in a Low sensitivity. 

Very Small Negligible Adverse Very Small Negligible Beneficial The temporary demolition and construction stage of the proposed 
development would introduce plant and machinery, material 
stockpiles and welfare facilities into a localised part of the NCA. 
However, the very localised nature of the demolition and 
construction activities in relation to the wider extent of the NCA 
would not be perceived over a wide area and would represent a 
direct alteration to only a very small proportion of the NCA as a 
whole. The key characteristics of the NCA would remain 
unaffected.  This would cause a Very Small magnitude of impact 
and result in a Negligible Adverse effect. 

 

At Completion, the proposed development would not influence a 
wide area of the NCA. The proposed development would 
contribute positively to the built environment in the centre of 
Reading, although there would be an increase in massing locally.  
However this massing would be arranged in four blocks with 
sufficient space between the blocks to allow for a spatially 
positive arrangement. These changes are of such a small 
geographic extent in relation to the scale of this NCA, and within 
an urban area, that overall the proposed development would 
cause a Very Small magnitude of impact and result in a Negligible 
Beneficial effect.    

 

  

Reading Tall Building Strategy (RTBS) Townscape Character Area 
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Townscape Receptor Townscape Effects 

Area Sensitivity Demolition and Construction Stage Operational Stage – Completed 
Development (Parameter Plans) 

Notes 

Magnitude of 
Impact 

Significance of 
Effect 

Magnitude of 
Impact 

Significance of Effect  

CA 22: Vastern 

Road 

The CA contains several warehouses and a retail 

park, with built forms comprising low-rise, large-
scale blocks of utilitarian massing and appearance 
(e.g. unarticulated facades and metal cladding), 
set within extensive areas of surface car parking, 
which are of a commonplace type in the wider 
area. This results in a consistent yet unexceptional 
townscape, albeit there are some examples of 
recently constructed taller development of higher-
quality architecture in places (e.g. Clearwater 
Court). Development on the fringes of the CA to 
the north and west comprises smaller scale two to 
three-storey residential and commercial properties 
while development on the former BMW site 
introduces 13 and 23 storey buildings. The sense 
of tranquillity is diminished by the busy Vastern 
Road and Caversham Road (A329), which traverse 
the CA; the Great Western Mainline and Reading 
Railway Station, which defines the southern edge 
of the CA. The recently completed northern 
entrance to the station provides good quality public 
realm interventions within the CA, which adds an 
element of townscape quality and enhances the 
visual amenity experience and sense of place. The 
CA contains no recreational resources and carries 
no statutory heritage designations. Based on the 
above, the value of the CA is considered to be low. 

  

The CA comprises an area of existing large-scale 
built form and road infrastructure within a built-up 
urban context where tall buildings are currently 
under construction and existing tall buildings 
located within the adjacent townscape. Therefore, 
the susceptibility of the CA to the type of 
development proposed is considered to be Low. 
Furthermore, the RTBS notes under ‘Townscape 
sensitivity to the inclusion of tall buildings’ that 
the large block size which exists within the CA and 
the absence of  any key views or visual focal point, 
make this CA an appropriate location for tall 
buildings and that the tallest structures should be 
located to the south of the character area, 
adjacent to the railway line. In this area the 
townscape features are larger scale and adjacent 
to large scale features outside of the area e.g. 
existing station buildings, Thames Tower and 
Western Tower. The RCAAP identifies the 
application site as falling within ‘area of potential 
for tall buildings’ (i.e. RC13a Station Area Cluster). 

 

The combination of the low value and low 
susceptibility results in a Low sensitivity. 

Large Moderate Adverse Large Moderate Beneficial The demolition and construction activities would be located within 

the central part of this CA adjacent to the railway station, 
occupying a large proportion of its area. The temporary 
introduction of plant and machinery, demolition and construction 
traffic and demolition and construction activities would result in 
direct changes to the CA where they would be perceived as 
detracting from the character of the CA for the duration of the 
demolition and construction works. This would result in a 
Moderate Adverse effect. 

 

At Completion, the introduced built form would fundamentally 

alter the fabric of a large part of this CA, helping to establish a 
strong local identity in the townscape. The overall form, layout, 
mass and scale of the introduced built form would provide 
application site wide improvements to the quality of built form.  
Whilst the proposed development would increase the mass of 
building in the CA, it would create a landmark building on the 
roundabout with enhanced legibility.  The proposed development 
would also provide improvements to the legibility of the public 
realm that would relate well to the key townscape features of the 
northern station entrance, creating a coherent townscape 
element that positively contributes to the local area.  The 
considered block arrangement of the proposed development 
would allow a connection from the subway that passes under the 
railway station through the application site and would contribute 
to the aspirations set out within Reading BC planning documents 
to connect the river corridor to the centre of Reading, south of 
the railway line.  As a result, the legibility of the northern 
entrance to the station would be much clearer with improved 
sightlines leading towards the station and the River Thames.  The 
increased building mass along with improvements to legibility and 
built form through the creation of a landmark building by virtue 
of its scale and the higher element of Block D, would constitute a 
Large magnitude of impact to the CA. On balance, this would 
result in a Moderate Beneficial effect to the townscape character 
of CA22. 
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Townscape Receptor Townscape Effects 

Area Sensitivity Demolition and Construction Stage Operational Stage – Completed 
Development (Parameter Plans) 

Notes 

Magnitude of 
Impact 

Significance of 
Effect 

Magnitude of 
Impact 

Significance of Effect  

CA 12: Caversham 

Road 

The CA forms a residential area comprising 

predominantly  Victorian and Edwardian two-storey 
red brick terraces and semi-detached properties. 
Whilst this small-scale townscape features some 
more recently constructed larger residential blocks 
of up to four storeys in height adjacent to the 
river, the townscape retains a sense of cohesion 
with some scenic quality, although some properties 
exhibit slight wear. The limited garden space and 
enclosure ratio of the narrow streets produces a 
tight urban grain and results in a sense of 
enclosure and a resulting degree of tranquillity the 
further away you go from the busy Caversham 
Road and Vastern Road. One notable exception to 
the small-scale residential built form is the large 
office block (Great Brighams Mead), which is 
located centrally at the junction of Caversham 
Road and Vastern Road. The CA contains no 
statutory heritage designations, although the 
Thames Path extends along its northern boundary, 
following the southern bank of the river. Based on 
the above, the value of the CA is considered to be 
Medium. 

 

This is a small-scale townscape comprising built 
forms of a consistent height, massing and form, 
resulting in a coherent character, albeit with larger 
scale built form in its wider setting to the east and 
south. Whilst the CA has little scope to directly 
accommodate the type of development proposed 
(as noted within the RTBS), there is scope to 
accommodate it within its setting without undue 
significant adverse affects arising. Accordingly the 
townscape is of Medium susceptibility. 

 

The combination of the Medium value and Medium 
susceptibility results in a Medium sensitivity. 

Small Minor Adverse Small Negligible Beneficial Although the demolition and construction activities associated 

with the proposed development would not cause any direct 
changes to the CA, the temporarily introduced tall plant and 
machinery (including cranes) in the adjacent CA would detract 
from the townscape characteristics of the Caversham Road CA, 
particularly where street orientation allows channelled views 
towards the application site.  The temporary demolition and 
construction activities would be perceived as intrusive features, 
which would partially alter the setting of this CA and would be at 
odds with its over-riding Victorian and Edwardian residential 
character for the duration of the demolition and construction 
stage. However, from much of the CA the demolition and 
construction works would not be perceptible due to the high 
enclosure ratio. As such, the temporary demolition and 
construction stage of the proposed development would cause a 
Small magnitude of impact and result in a Minor Adverse effect. 

 

At Completion, the proposed development would be imperceptible 
from much of the CA due to the existing enclosure provided by 
the tight urban grain.  However, where the taller built forms of 
the proposed development are perceived, they would contrast 
with the prevailing 2 to 3 storey Victorian and Edwardian 
residential development in the CA.  The configuration of the 
proposed development would allow physical and visual 
permeability between the blocks, thus helping to reduce their 
perceived mass, helping the proposed development to relate to 
the street pattern of this adjacent CA. In addition, the 
progression in height from the predominantly 2 to 3-storey built 
forms that characterise this CA and the taller forms of the 
Development would be moderated by a stepping up in height, 
which would help to reduce any sense of physical over-
dominance. Where perceived within the setting of the CA, the 
proposed development would introduce a positive contribution to 
the skyline that would help to enhance legibility and wayfinding 
for the northern entrance to the railway station through the 
connection of the recognisable Christchurch Bridge to the north 
and the northern station entrance to the south that would cause 
a Small magnitude of impact upon the CA, although the increased 
building mass would cause a Very Small magnitude of impact.  
Considering both the positive and negative aspects above, on 
balance the proposed development would cause a Negligible 
Beneficial effect. 
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Townscape Receptor Townscape Effects 

Area Sensitivity Demolition and Construction Stage Operational Stage – Completed 
Development (Parameter Plans) 

Notes 

Magnitude of 
Impact 

Significance of 
Effect 

Magnitude of 
Impact 

Significance of Effect  

CA 23: King’s 

Meadow 

This CA comprises a series of open green spaces 

and playing fields located along the River Thames, 
including river meadows and sports pitches, which 
offer numerous recreational opportunities. The 
various open spaces are generally in good 
condition and contain a wealth of mature trees, 
which contribute to a well-vegetated character 
and, along with the adjacent river, enhance the 
scenic quality and sense of place of the CA. The 
green open spaces also offer a sense of tranquillity 
within an otherwise built-up urban context. Whilst 
it contains no statutory heritage designations, the 
vast majority of the CA is identified as a ‘Major 
Landscape Feature’ and an ‘Important Areas? of 
Open Space’ (Policy LE14 and RC14) within the 
RCAAP (2009). Based on the above, the value of 
the CA is considered to be Medium. 

 

This is anarea of undeveloped green space which 
comprise locally protected open space, (albeit 
within a built-up urban context containing some 
large-scale developments). On balance the 
susceptibility of the CA to the type of development 
proposed in its setting is considered to be Medium. 

 

The combination of the Medium value and Medium 

susceptibility results in a Medium sensitivity. 

Small Minor Adverse Small Minor Beneficial Although the demolition and construction activities associated 

with the proposed development would not cause any direct 
changes to the CA, the temporarily introduced tall plant and 
machinery (including cranes) in the adjacent CA would be visible 
from the large expanse of open meadows. Whilst cranes are 
typical features seen within an urban setting when development 
is under construction, the temporary demolition and construction 
activities would be perceived as features, which would slightly 
alter the setting of this CA and would be at odds with the 
recreational resource of the open meadows.  Although 
immediately adjacent to the Vastern Road CA, the King’s Meadow 
CA is afforded some level of separation from the application site. 
However, the temporary demolition and construction stage of the 
proposed development would be imperceptible from large areas 
of the CA due to screening by existing built form. The temporary 
demolition and construction stage of the proposed development 
would cause a Small magnitude of impact that would result in a 
Minor Adverse effect upon the setting of this CA where the 
demolition and construction activities are perceptible above the 
bankside vegetation of the River Thames. 

 

At Completion, the proposed development would cause some 
slight changes to the setting of the CA where it is perceptible 
above the bankside vegetation of the River Thames.  The 
proposed taller forms would contrast with the open meadows of 
the CA but would be perceived alongside other tall buildings that 
identify the centre of Reading and which would adversely affect 
the sense of place.  This would cause a Very Small magnitude of 
adverse? impact.  However, the considered configuration of the 
proposed development would allow physical and visual 
permeability between the blocks, thus helping to reduce their 
perceived massing.  Where the proposed taller built forms are 
perceived in the setting of this CA, they would introduce a 
positive contribution to the skyline that would help to enhance 
wayfinding by sign-posting the location of the centre of Reading 
as well as connecting the recognisable Christchurch Bridge within 
the CA and the northern station entrance to the south which 
would cause a Small magnitude of impact.  Considering both the 
positive and negative aspects above, on balance the proposed 
development would cause a Minor Beneficial effect. 
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Townscape Receptor Townscape Effects 

Area Sensitivity Demolition and Construction Stage Operational Stage – Completed 
Development (Parameter Plans) 

Notes 

Magnitude of 
Impact 

Significance of 
Effect 

Magnitude of 
Impact 

Significance of Effect  

CA 1: Station Hill This CA includes Reading Station and the area of 

office, retail and residential land uses immediately 
adjacent to south. This is an emerging townscape 
following the demolition of a number of structures 
and the introduction of new high-quality 
architecture, including the new station building, set 
within high-quality public realm interventions such 
as Station Square. The height and massing of built 
forms ranges from between 3 and 15 storeys, with 
‘Thames Tower’ (15 storeys) forming a visual focus 
that sign-posts the location of the station and 
provides a degree of legibility within the 
surrounding townscape. The Station building, the 
Edward XVII statue and Great Western House (now 
Malmaison) are all listed (all Grade II). Station 
Square provides a large public open space, with 
large numbers of people passing to and from the 
station giving rise to a sense of vibrancy. Overall 
the value of the CA is considered to be Medium. 

 

The CA comprises an area of existing large scale 
built development and rail infrastructure, including 
tall buildings, within a built-up urban context. 
Therefore, the susceptibility of the CA to the type 
of development proposed in its setting is 
considered to be Low. Furthermore, the RCAAP 
identifies the application site as falling within ‘area 
of potential for tall buildings’ (i.e. RC13a Station 
Area Cluster). 

 

The combination of the Medium value and the Low 
susceptibility results in a Low to Medium 
sensitivity.  

Small Minor Adverse Small Negligible Beneficial Given the enclosed nature of this CA, demolition and construction 

activities associated with the Development would not be readily 
perceptible from the vast majority of the CA. Whilst the 
uppermost parts of taller demolition and construction plant and 
machinery such as cranes, would be perceptible from the Great 
Western main line immediately to the north of the application 
site, these would be perceived in context with existing rail 
infrastructure which are a defining characteristic of this CA. In 
light of the above there would be no alteration to any of the key 
characteristics of the CA and the demolition and construction 
activities would cause a Small magnitude of impact that would 
result in a Minor Adverse effect. 

 

At Completion, the proposed development would give rise to 
some slight changes to the setting of the CA where it is 
perceptible above the large structure of the station building.  The 
taller elements of the temporary demolition and construction 
stage would be perceived alongside other tall buildings that 
identify the centre of Reading such as the Thames Tower within 
the CA.  The positive spatial permeability resulting from the 
configuration of the proposed development blocks would help to 
reduce their perceived massing as well as visually connecting the 
Station Hill CA through the application site to the River Thames 
and Thames Path, Christchurch Bridge and Christchurch Meadow 
recreational area.  The perception of building mass in the 
adjacent CA would cause a Very Small magnitude of effect with 
the increased legibility of townscape causing a Small magnitude 
of effect.  On balance, the proposed development would result in 
a Negligible Beneficial effect upon the setting of this CA. 
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Townscape Receptor Townscape Effects 

Area Sensitivity Demolition and Construction Stage Operational Stage – Completed 
Development (Parameter Plans) 

Notes 

Magnitude of 
Impact 

Significance of 
Effect 

Magnitude of 
Impact 

Significance of Effect  

CA 2: Reading 

Station East 

The CA comprise an area of large-scale office 

blocks, dating from the 1970s through to the early 
20th century. Built forms are of an unremarkable 
design and quality, although the more recent 
additions have introduced a higher-quality 
architecture that has enhanced the overall 
condition of the area. The individual buildings 
within the character area (e.g. Apex Plaza) are 
large and blocky structures extending up to 12 
storeys in height (‘One Reading Central’), which 
create a sense of a large-scale townscape. Apex 
Plaza in particular is a local landmark due to its 
height and distinctive pink colour. Perceptual 
qualities are influenced by the busy Vastern Road 
and Forbury Road (A329), which traverse the CA 
and diminish the sense of tranquillity. The CA 
contains only one Grade II listed building – the 
Walter Parsons Corn Stores – but contains no 
recreational resources. Overall the value of the CA 
is considered to be Low. 

 

The CA comprises an area of existing large-scale 
built form and road infrastructure within a built-up 
urban context. Therefore, the susceptibility of the 
CA to the type of development proposed in its 
setting is considered to be Low. Furthermore, the 
RTBS notes that due to the high density of 
development, characteristic large block size and 
the absence of historic townscape features within 
the area,    the CA has a low sensitivity to the 
development of further tall buildings. 

 

The combination of the Low value and Low 
susceptibility results in a Low sensitivity. 

Small Negligible Adverse Small Negligible Beneficial While the temporary demolition and construction stage of the 

proposed development would not occur within this CA, the tall 
plant and machinery (including cranes) would be perceived in its 
setting from some limited areas in the CA.  In these areas, the 
demolition and construction activities would be perceived 
alongside the existing built form of largely unremarkable 
architectural quality where they would not alter the key 
characteristics of the CA.  The temporary demolition and 
construction activities would cause a Small adverse magnitude of 
impact which would result in a Negligible Adverse effect. 

 

At Completion, the proposed development would give rise to 
some slight changes to the setting of the CA where it is 
perceptible amongst the existing built form and railway 
infrastructure.  The proposed taller forms would introduce a 
positive contribution to the skyline that would help to enhance 
legibility and wayfinding in the townscape and where perceived, 
would introduce locally distinctive architectural improvements 
with variety in massing and heights, into the setting of this CA 
which would cause a Small magnitude of impact. The proposed 
development would cause a Negligible Beneficial effect on the 
setting of this CA. 

 

 

CA 7: Reading 
Station West 

This CA has a predominantly residential land use, 
albeit interspersed with occasional small-scale 
commercial office blocks. Built forms comprise a 
mix of two to three-storey Victorian terraces with 
later infill development of three to five storey 
blocks, which largely respect the scale and grain of 
the earlier structures resulting in consistent 
townscape pattern. Housing is generally in good 
condition and the low rise, terraced housing 
creates a fine grained, small-scale townscape with 
a strong residential character. The CA contains 
only one Grade I listed building, Greyfriars Church, 
but contains no recreational resources. Overall the 
value of the CA is considered to be Medium. 

 

This is a small-scale townscape with built forms of 
a consistent height, massing and form, resulting in 
a coherent character, albeit with larger scale built 
form in its wider setting to the east. Whilst the CA 
has little scope to directly accommodate the type 
of development proposed (as noted within the 
RTBS), there is some scope to accommodate it 
within its setting. Accordingly the townscape is of 
Medium susceptibility. 

 

The combination of the Medium value and Medium 
susceptibility results in a Medium sensitivity. 

Very Small Negligible Adverse Very Small Negligible Beneficial Although the temporary demolition and construction activities for 
the proposed development would not occur within this CA, the 
tall plant and machinery (including cranes) would be perceived 
from very small parts of its setting.  However, from much of the 
CA the demolition and construction works would not be 
perceptible due to the high enclosure resulting form the fine 
grained urban scale ?. The temporary demolition and construction 
works would cause a Very Small magnitude of impact which 
would result in a Negligible Adverse effect. 

 

At Completion, the proposed development would be largely 
imperceptible from the CA due to the high enclosure ratio of 
much of the Reading Station West CA. as a result of the fine 
urban grain. Where the proposed development is perceptible in 
the setting of this CA, it would introduce a positive contribution 
to the skyline due to the delivery of a high quality designed 
landmark building by virtue of its spatial configuration, 
contribution to the sense of place, scale and height. The 
proposed development would cause a Very Small magnitude of 
impact that would result in a Negligible Beneficial effect on the 
setting of this CA. 
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Townscape Receptor Townscape Effects 

Area Sensitivity Demolition and Construction Stage Operational Stage – Completed 
Development (Parameter Plans) 

Notes 

Magnitude of 
Impact 

Significance of 
Effect 

Magnitude of 
Impact 

Significance of Effect  

CA 13: Cattle 

Market and 
Chatham Place 

This CA comprises an area of  

commercial and industrial development, centred on 
the site of the former cattle market, with the 
exception of a small area of residential 
development on Weldale Street and occasional 
residential blocks. The majority of the built forms 
date from the mid-20th century onwards, albeit 
with some older buildings along Caversham Road 
to the east; are predominantly low-rise one and 
two storeys, although with some taller forms on 
the Caversham Road frontage; and are of a low 
architectural quality, comprising red brick and 
metal-clad sheds and warehousing, although some 
of the more recent developments and the older 
developments provide a higher-quality 
architecture. The townscape is overall in a 
relatively poor condition and there is a 
proliferation of security fencing that diminishes the 
scenic quality of the CA. The area is defined to the 
north by the Great Western Mainline and by the 
busy Caversham Road (A329) to the east, and 
frequent heavy goods traffic is associated with the 
predominant land-use, which diminishes the sense 
of tranquillity. The CA contains two Grade II 
buildings on the Caversham Road frontage but 
contains no recreational resources. Overall the 

value of the CA is considered to be Very Low. 

 

The CA is typified by the presence of industrial and 
commercial development set within a built-up 
urban context. Due to the diminished visual 
amenity experience, and the presence of larger 
scale built form within its setting to the south and 
east, the susceptibility to the type of development 
proposed within the setting of the CA is considered 
to be Low. 

 

The combination of the Very Low value and the Low 
susceptibility results in a Low sensitivity. 

Very Small Negligible Adverse Very Small Negligible Beneficial The temporary demolition and construction activities for the 

proposed development would not occur within this CA but some 
of the taller plant and machinery (including cranes) would be 
perceived from very small parts of it.  However, from much of the 
CA the demolition and construction works would not be 
perceptible due to the high enclosure ratio and large scale built 
form occupying intervening land. The temporary demolition and 
construction works would cause a Very Small magnitude of 
impact that would result in a Negligible Adverse effect on the 
setting of this CA. 

 

At Completion, the proposed development would be largely 
imperceptible from the CA due to the levels of enclosure in some 
parts of it and the existing development in the vicinity of Station 
Hill and Reading Station West.  Where the proposed development 
is perceptible in the setting of this CA, it would introduce a 
positive contribution to the skyline due to its landmark nature by 
virtue of its scale and height. The proposed development would 
cause a Very Small magnitude of impact that would result in a 
Negligible Beneficial effect on the setting of this CA. 

 

 

 



Reading Station Park Appendix 1.3a Townscape Assessment  

17127/ES2021 9 October 2021 

Townscape Receptor Townscape Effects 

Area Sensitivity Demolition and Construction Stage Operational Stage – Completed 
Development (Parameter Plans) 

Notes 

Magnitude of 
Impact 

Significance of 
Effect 

Magnitude of 
Impact 

Significance of Effect  

CA 3: Friar Street This CA is centred along the retail street of Friar 

Street where the form of the CA is comprised of 
commercial and residential properties with hotel 
development fronting onto the road.  Although the 
buildings and public realm are generally in good 
condition, the mixture of built forms appear 
relatively dated and exhibit a low architectural 
merit with a level of discordance that detracts from 
the quality of the Victorian facades that remain in 
some buildings.  The townscape has a medium 
scale that is created by the largely four to six 
storey development that is interspersed with taller 
elements such as the 14 storey Ibis hotel. 

 

The low architectural quality of many buildings 
along Friar Street is bookended by views towards 
the landmarks of Greyfriars Church and St 
Lawrence Church to the east and west of the CA. 
Overall the value of the CA is considered to be 
Very Low. 

 

The susceptibility of the CA to the type of 
development proposed within its setting is 
considered to be Low.  The combination of the Very 
Low value and the Low susceptibility results in a 
Low sensitivity. 

Very Small Negligible Adverse Very Small Negligible Beneficial The temporary demolition and construction activities for the 

proposed development would not occur within this CA but some 
of the taller plant and machinery (including cranes) would be 
perceived from very small parts of it.  The demolition and 
construction works would not be perceptible from the majority of 
the CA due to the high enclosure ratio and existing built form. 
The temporary demolition and construction stage of the proposed 
development would cause a Very Small magnitude of impact that 
would result in a Negligible Adverse effect on the setting of this 
CA where demolition and construction activities are perceptible. 

 

At Completion, the proposed development would be largely 
imperceptible from the CA due to the levels of enclosure in some 
parts of it and the existing development in the vicinity of Station 
Hill.  Where the proposed development is perceptible in the 
setting of this CA, it would introduce a positive contribution to 
the skyline due to an increase in the perception of a landmark 
building by virtue of its scale providing legibility to Reading 
Station. The proposed development would cause a Very Small 
magnitude of impact that would result in a Negligible Beneficial 
effect on the setting of this CA. 

 

 

CA 4: Station Road This CA is centred along the retail street of Friar 
Street where the form of the CA is largely 
comprised of commercial properties with some 
historic building frontages that hide the more 
modern retail buildings.  Key elements of the CA 
include the consistent architectural quality of 
buildings along the pedestrianised Queen Victoria 
Street.  

 

The townscape has a medium scale that is created 
by the largely three storey development that has a 
high density. Overall the value of the CA is 
considered to be Low, as although it is in close 
proximity to the Market Place and London Road 
Conservation Area, it is not subject to any 
landscape or townscape designations. 

 

The susceptibility of the CA to the type of 
development proposed within its setting is 
considered to be Low due to the physical 
separation from the application site.  The 
combination of the Low value and the Low 
susceptibility results in a Low sensitivity. 

Very Small Negligible Adverse Very Small Negligible Beneficial Temporary demolition and construction activities for the proposed 
development would not occur within this CA but some of the 
taller plant and machinery (including cranes) would be perceived 
from very small parts of it although would not detract from the 
consistent architectural quality of Queen Victoria Street.  The 
temporary demolition and construction works would cause a Very 
Small magnitude of impact that would result in a Negligible 
Adverse effect on the setting of this CA where demolition and 
construction activities are perceptible. 

 

At Completion, the proposed development would be largely 
imperceptible from the CA due to the levels of enclosure in some 
parts of it and the existing development in the vicinity of Station 
Hill.  Where the proposed development is perceptible in the 
setting of this CA, it would not detract from the open skyline 
where experienced but instead would introduce a positive 
contribution to the skyline that would help to enhance wayfinding 
in the townscape and where perceived, would introduce a locally 
distinctive built form with variety in massing and heights, into 
the setting of this CA. The proposed development would provide 
legibility that would enhance wayfinding for Reading Station. The 
proposed development would cause a Very Small magnitude of 
impact that would result in a Negligible Beneficial effect on the 
setting of this CA. 
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Townscape Receptor Townscape Effects 

Area Sensitivity Demolition and Construction Stage Operational Stage – Completed 
Development (Parameter Plans) 

Notes 

Magnitude of 
Impact 

Significance of 
Effect 

Magnitude of 
Impact 

Significance of Effect  

CA 11: Napier 

Road 

This CA is focused along the railway line to the 

east of Reading Station and includes the existing 
residential, commercial and retail development 
largely set within woodland vegetation that lies 
between the railway line and the River Thames. 

 

Although the existing built form is up to 10 storeys 
tall, the individual block sizes are relatively small 
and are separated by parking and landscaped areas 
to create a medium scale townscape.  Recent 
development on the former BMW site introduces 

building heights on the edge of Napier Road to 13 
and 23 storeys. 

 

The Low architectural quality of the development 
within the CA means that it is considered to have 
an overall value of Very Low. The CA is considered 
to have a Low susceptibility to the type of change 
proposed within its setting due to the weak 
townscape character.  The combination of the Very 
Low value and the Low susceptibility results in a 
Low sensitivity. 

Very Small Negligible Adverse Very Small Negligible Beneficial While the temporary demolition and construction stage of the 

proposed development would not occur within this CA, the tall 
plant and machinery (including cranes) would be perceived in its 
setting from some areas in the CA alongside the existing 
unremarkable built form adjacent to the railway line.  The 
temporary demolition and construction stage of the proposed 
development would cause a Very Small magnitude of impact that 
would result in a Negligible Adverse effect on the setting of this 
CA where demolition and construction activities are perceptible. 

 

At Completion, the proposed development would give rise to 

some slight changes to the setting of the CA where it is 
perceptible amongst the existing built form and railway 
infrastructure.  The taller forms of the proposed development 
would introduce a positive contribution to the skyline that would 
help to enhance wayfinding in the townscape and where 
perceived, would introduce a locally distinctive built form with 
variety in massing and heights, into the setting of this CA where 
recent development on the former BMW site immediately adjacent 
to it has a strong influence. The proposed development would 
cause a Very Small magnitude of impact that would result in a 
Negligible Beneficial effect on the setting of this CA. 

 

 

Application Site Character 
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Townscape Receptor Townscape Effects 

Area Sensitivity Demolition and Construction Stage Operational Stage – Completed 
Development (Parameter Plans) 

Notes 

Magnitude of 
Impact 

Significance of 
Effect 

Magnitude of 
Impact 

Significance of Effect  

Application Site The existing built forms on the application site 

comprise a series of low-rise retail units, 
constructed predominantly in red brick with 
corrugated metal cladding. The rear and side 
facades of the retail units generally lack 
articulation or fenestration, resulting in a blank 
inactive façade. The front facing aspects of the 
buildings in contrast feature doors, windows, 
canopies, recesses and signage, resulting in a 
more active and articulated façade. Overall the 
existing built forms are large-scale blocks of 
utilitarian massing and appearance which, along 
with the extensive surface car parking which 
represent an inconsistent and low quality urban 
form in an area which should contribute positively 
to the centre of Reading. Based on the above, the 
application site is considered to have a Very Low 
value. 

  

The northern and western boundaries of the 
application site are bounded by Vastern Road and 
Caversham Road respectively. These are busy 
roads with high volumes of traffic that result in 
diminished levels of tranquillity within the 
application site. The application site is contained to 
the south and east by large-scale built forms: the 
former Royal Mail sorting office and the Reading 
Railway Station building to the south, as well as a 
multi-storey car park to the east. Whilst the 
application site is contiguous with the former Royal 
Mail building, it is separated from the Reading 
Railway Station building by the northern entrance 
forecourt; and from the multi-storey car park by 
Trooper Potts Way.  The susceptibility of the 
application site to the type of development 
proposed within its setting is considered to be Low. 

 

The combination of the Very Low value and the Low 
susceptibility results in a Low sensitivity. 

Large  Moderate Adverse Large Moderate Beneficial Demolition and construction operations on the application site 

would cause direct changes to its character through the removal 
of an existing retail facility including utilitarian built form and 
large car parking areas and replacement with plant and 
machinery.  The construction traffic and plant movements would 
constitute discordant elements on the application site, albeit they 
are typical features seen when associated with development 
construction. There would be no access to the application site 
which would be surrounded by hoarding with the construction 
works being a higher elevation than the existing elements on the 
application site.  The temporary demolition and construction 
works would cause a Large adverse change to the character of 
the application site due to the replacement of the entire 
application site with construction operations.  As such, the 
temporary construction activities would result in a Moderate 
Adverse effect upon the Low sensitivity application site. 

 

The overall form, layout, mass and scale of the introduced built 
form would provide application site wide improvements to the 
quality of built form.  Whilst the proposed development would 
increase the mass of building on the application site, it would 
create a positive built frontage to Vastern Road and the 
roundabout as well as forming a transition in townscape from the 
domestic scale of buildings north of the application site, to the 
town centre beyond the railway line to the south of the 
application site.  The proposed development would also provide 
improvements to the legibility of the public realm that would 
relate well to the key townscape features of the northern station 
entrance, creating a coherent townscape element that positively 
contributes to the local area.  The block arrangement of the 
proposed development would allow a much clearer legibility of 
public realm with respect to the northern entrance to the station 
where improved sightlines would strengthen the relationship 
between the application site and key townscape elements.  The 
increased building mass along with improvements to legibility and 
built form through creation of a landmark building by virtue of its 
scale would constitute a Large magnitude of impact to the 
application site.  However the high quality of the scheme 
including its considered spatial configuration between the four 
built forms and articulation of roofscape on lower buildings  
would result in a Moderate Beneficial effect. 
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01 View 

south 

from 

Vastern 

Road/ 

Lynmout

h Road 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The viewpoint is located 

approximately 25m to the north of 
the Site on at the junction of 
Vastern Road and Lynmouth Road. 
The busy dual-carriageway of 
Vastern Road extends across the 
foreground parallel to the viewer, 
with its associated infrastructure 
and traffic dominating the view. 
Beyond the road corridor the 
existing low-rise retail units on the 
Site are visible in the middle 
ground, with a series of canopy 
trees partially filtering views. The 
built forms on the Site generally 
restrict views beyond, although 
the Thames Tower (15 storeys) is 
visible rising above this in the 
background, drawing the eye to 
the south. To the east the 12 
storey Reading Bridge House and 
the ongoing construction activities 
(including cranes) associated with 
the former BMW site development 
is visible, which also draws the 
eye to the east along Vastern 
Road. 

 

The value of the view obtained 
from this location is considered to 
be low as it is not designated and 
has minimal or no cultural 
associations. As the receptors at 
this location will include people at 
their place of residence. (i.e.  
dwellings on Vastern Road), their 
susceptibility to the type of 
development proposed is 
considered to be medium-high. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be 
Medium. 

Fixed and 
Transient 

Open Full Most Medium  Moderate 
Adverse 

Medium Negligible 
Beneficial 

During the temporary demolition and construction stage of the proposed 

development, the ground level activities would be partially screened from view due 
to hoarding around the Site which would partially limit the amount of clutter visible.  
The taller activities, however, would be visible against the skyline with tall plant 
and machinery such as cranes being seen at close proximity.  Views of the proposed 
development under demolition and construction would slightly erode the visual 
amenity experience at this location, leading to a limited deterioration to the existing 
view that would cause a Medium magnitude of impact and result in a Moderate 
Adverse effect. 

 

At Completion, the large mass of the proposed development would occupy views to 

the south where it would replace views of car parking and the cluttered brick 
facades of existing retail units.  The proposed development would form a large mass 
that would shorten views to the south and screen existing buildings south of the 
railway line such as Thames Tower.  The proposed development would form a new 
skyline element that would alter the composition of views gained at Vastern Road 
whilst introducing locally distinctive built form with variety in massing and heights, 
that would enhance views by replacing views of the existing built form and 
compliment other new tall built form seen alongside. ,As a result the proposed built 
form creates variety and articulation in the skyline with pitched roofs on the lower 
elements providing a positive contribution to the character of the Reading 
townscape.  The new built form would be seen alongside the improved legibility of 
the public realm which would further enhance the visual amenity experience.  The 
proposed built forms would also contribute to creating a visual interest and a strong 
sense of place that would serve to assist in the legibility of the townscape around 
the station with greater spatial offsets between the buildings at the top of the 
blocks allowing views between each block and creating a positive visual relationship 
between the built forms and the local townscape.  This beneficial change would 
cause a Medium magnitude of impact. Considering the scale of the proposed built 
forms and the proximity of the visual receptors, the proposed development would 
occupy a large amount of the visual envelope, albeit with new high quality built 
form.  This adverse change would cause a Small magnitude of impact. Taking into 
account both the positive and negative aspects above, on balance the proposed 
development would result in a Negligible Beneficial effect. 
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02 View 

south-

west 

from 

Vastern 

Road 

The viewpoint position is located 

on Vastern Road opposite Trooper 
Potts Way, approximately 30m to 
the north-east of the Site. The 
busy dual-carriageway of Vastern 
Road extends across the 
foreground parallel to the viewer, 
with its associated infrastructure 
and traffic dominating the view. 
Beyond the road corridor the 
middle ground features several low 
to medium-rise built forms, 
including the low-rise retail units 
on the Site to the west and the 5-
storey multi-storey car park to the 
east. The built forms across the 
middle ground generally restrict 
views beyond, although the 
Thames Tower (15 storeys) is 
clearly visible at the termination 
of the channelled views south 
along Trooper Potts Way, forming 
a visual focus to the view and 
drawing the eye towards Reading 
Station. To the east the 12-storey 
Reading Bridge House and the 
ongoing construction activities 
(including cranes) associated with 
the former BMW site development 
are visible, which also draws the 
eye to the east along Vastern 
Road. 

 

The value of the view obtained 
from this location is considered to 
be low as it is not designated and 
has minimal or no cultural 
associations. As the receptors at 
this location will comprise people 
travelling along a busy towards 
Reading Station and people at 
their place of work (i.e. Sovereign 
House), their susceptibility to the 
type of development proposed is 
considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low. 

Fixed and 

Transient 
Open Full Most  Medium  Minor 

Adverse 
Medium Negligible 

Beneficial 

During the temporary demolition and construction stage of the proposed 

development, the ground level activities would be partially screened from view due 
to hoarding around the Site which would partially limit the amount of clutter visible.  
The taller activities however, would be visible against the skyline with tall plant and 
machinery such as cranes being seen at close proximity.  Views of the mass and 
height of the proposed development under demolition and construction would 
slightly erode the visual amenity experience at this location although would be seen 
in the context of urban views where construction activities are common. The 
temporary demolition and construction stage would cause a Medium magnitude of 
impact, resulting in a Minor Adverse effect. 

 

At Completion, the proposed development would introduce a large mass of built 
form into views gained from the vicinity of Vastern Road.  The height and mass of 
the proposed development would form a new skyline element that would alter the 
composition of views gained in the vicinity whilst introducing locally distinctive built 
form with variety in massing and heights that would enhance views of built form, 
creating variety and articulation in the skyline with pitched roofs on the lower 
elements reflecting and providing a positive contribution to the character of 
Reading.  The arrangement of the proposed development would allow views between 
the built form that create a visual connection to the railway station northern 
entrance and underpass that connects to the centre of Reading.  The improved 
arrangement of built form would be seen alongside the improved legibility of the 
public realm which would further enhance the visual amenity experience.  The 
proposed built forms would also contribute to creating a visual interest and a strong 
sense of place that would serve to assist in the legibility of the townscape around 
the station with greater spatial offsets between the buildings at the top allowing 
views between each block and creating a positive visual relationship between the 
built forms and the local townscape, resulting in a beneficial Medium magnitude of 
impact. Considering the scale of the proposed built forms and the proximity of the 
visual receptors, proposed development would occupy a large amount of the visual 
envelope which would cause an adverse Small magnitude of impact.  However, 
taking into account both the positive and negative aspects above, the proposed 
development would result in a Negligible Beneficial effect. 
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03 View 

north 
from 
Station 
Square 
North  

The viewpoint position is located 

at Station Square North, 
approximately 25m to the south of 
the Site. Station Square North 
forms the northern entrance 
forecourt to Reading Station and is 
visible extending across the 
foreground parallel to the viewer. 
This area comprises recently 
introduced high-quality public 
realm interventions, including 
street furniture and tree planting 
albeit set within the context of the 
Station Shopping Centre, Reading 
Station Car Park and the Network 
Rail Office/ Former Royal Mail Site. 
The rear of the existing low-rise 
built forms on the Site and on the 
adjacent Hermes site to the west 
are visible, with the metal-clad 
utilitarian retail and warehouse 
units presenting inactive 
unarticulated façades. These 
structures prevent views to the 
townscape beyond. To the north-
east the 5-storey multi-storey car 
park is visible on Trooper Potts 
Way, beyond which glimpsed views 
of development fronting on to 
Vastern Way are available.  

 

The view obtained is considered to 
be of medium value as it is noted 
as a new view (view 62) within the 
RSAF. The receptors at this 
location will comprise people 
arriving at Reading Station, whose 
attention will be partially focussed 
on the surrounding townscape, 
meaning their susceptibility to the 
type of development proposed is 
considered to be medium. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be 
Medium. 

Fixed Open Full Most Medium Moderate 

Adverse 
Large Minor Beneficial The temporary demolition and construction stage of the proposed development 

would largely occupy the foreground of views available from the northern station 
entrance.  Although hoarding would screen views of some ground level clutter, the 
tall plant and machinery would be visible at close proximity.  Demolition and 
construction works for the proposed development would replace views of the poor 
quality built form that exhibits little architectural merit but would occupy a greater 
area of the skyline in views, due to the elevated nature of the demolition and 
construction activities.  The temporary demolition and construction stage of the 
proposed development would cause a Medium magnitude of impact that would result 
in a Moderate Adverse effect. 

 

At Completion, the proposed development would introduce a large mass of built 
form into the close range views gained from the vicinity of the northern station 
entrance.  The height and mass of the proposed development would occupy the 
foreground of views, although the arrangement of the built form would channel 
views between the buildings towards the former SSE site and the River Thames to 
the north.  The height and mass of the proposed development would form a new 
skyline element that would alter the composition of views gained in the vicinity 
whilst introducing locally distinctive built form with variety in massing and heights 
that would enhance and replace those views of existing built form creating variety 
and articulation in the skyline with pitched roofs on the lower elements reflecting 
and providing a positive contribution to the character of the centre of Reading.  The 
improved arrangement of built form would be seen alongside improvements to the 
legibility of the public realm which would further enhance the visual amenity 
experience.  The proposed built forms would also contribute to creating a visual 
interest and a strong sense of place that would serve to assist in the legibility of the 
townscape visually around the station.  This would cause a beneficial Medium 
magnitude of impact while the large mass of development would cause an adverse 
Small magnitude of impact. On balance the proposed development would result in a 
Negligible Beneficial effect. 
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04 View 

south-
east 
from 
Cavers
ham 
Road 

The viewpoint position is located 

on Caversham Road (A4155), 
approximately 100m to the north-
west of the Site. Caversham Road 
extends perpendicularly from the 
viewer to the roundabout junction 
with Vastern Road in the middle 
ground. The Road and associated 
traffic dominate the view. Beyond 
the roundabout the built forms 
currently occupying the Site are 
visible, appearing as indistinct 
low-rise structures sitting in front 
of the Reading Station building.  
The background of the view 
features a number of tall buildings 
within central Reading, including 
Thames Tower, The Blade and One 
Reading Central, which add 
articulation to the skyline. Thames 
Tower in particular helps to draw 
the eye towards the station 
building.  

 

The value of the view obtained 
from this location is considered to 
be medium as it is identified as a 
shorter distance view (view 39) 
within the RSAF. As the receptors 
at this location would comprise 
people travelling along a busy 
urban road, their susceptibility to 
the type of development proposed 
is considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low to 
Medium. 

F i x e d  a n d 

T r a n s i e n t 

Filtered/  

restricted 

Partial Most Large  Moderate 

Adverse 
Medium Negligible 

Beneficial 

The temporary demolition and construction stage of the proposed development 

would appear in views towards the south-east gained by visual receptors along 
Caversham Road.  The taller elements of plant, machinery and the demolition and 
construction works would be seen in views channelled along the road where they 
would interrupt views of existing townscape elements including The Blade and 
Thames Tower.  Views of ground level activities would be largely screened by 
hoarding around the Site and foreground elements.  Where views of the temporary 
demolition and construction activities are available, they would be seen in the 
context of traffic and infrastructure associated with the A4155 Caversham Road and 
the highway clutter of signs and street lights as well as existing buildings and 
vegetation.  The temporary demolition and construction stage of the proposed 
development would cause a Large magnitude of impact that would result in a 
Moderate Adverse effect. 

 

At Completion, the proposed development would introduce a large mass of built 
form into views towards the roundabout where it would form a landmark building 
locally and mark the transition from the two storey residential TCA 12 of Caversham 
Road, to the redevelopment area in the Vastern Road TCA 22 surrounding Reading 
Station.  Existing development along Caversham Road would channel views towards 
the proposed development where the height and mass of the built form would 
partially screen views towards existing buildings south of the railway line, such as 
Thames Tower and The Blade, although greater spatial offsets between the buildings 
at the top would allow views between the development blocks.  The built form of the 
proposed development would form a new skyline element that would alter the 
composition of views gained in the vicinity whilst introducing locally distinctive built 
form with variety in massing and heights, with pitched roofs on the lower elements 
reflecting and providing a positive contribution to the character of Reading town 
centre  that would enhance views of built form and reduce the amount of incoherent 
utilitarian built form at the focal point in views along Caversham Road.  The new 
built form would be seen alongside improved legibility of public realm which would 
further enhance visual amenity and cause a beneficial Medium magnitude of impact.  
The large mass of built form would cause an adverse Small magnitude of impact. As 
such, on balance the proposed development would result in a Negligible Beneficial 
effect. 
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05 View 

south 
from 
the 
Thames 
Path/D
e 

Montfor
t Road 

The viewpoint position is located 

on the Thames Path at its junction 
with De Montfort Road, 
approximately 190m to the north 
of the Site. The view towards the 
Site from this location is 
channelled along De Montfort Road 
by the predominantly two storey 
residential built forms on either 
side of the road (similar 
channelled views are also available 
along Lynmouth Road further to 
the east). The existing low-rise 
built forms on the Site are visible 
at the termination of the view in 
the middle ground, appearing as 
indistinct low-rise structures. 
Beyond this in the background a 
number of taller buildings are 
visible on the skyline, including 
development blocks on Tudor Road 
and the recently constructed 19 
storey residential tower on Alfred 
Street/Chatham Street to the 
south-west. 

 

The view obtained is considered to 
be of medium value as it is 
identified as a shorter distance 
view (view 44) within the RSAF. As 
the receptors at this location will 
include people using the Thames 
Path or people at their place of 
residence, albeit oblique views, 
their susceptibility to the type of 
development proposed is 
considered to be medium. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be 
Medium. 

F i x e d  a n d 

T r a n s i e n t 

Filtered/  

restricted 

 

Partial Partial Medium Moderate 

Adverse 
Medium Minor Beneficial During the temporary demolition and construction stage of the proposed 

development, the demolition and construction activities would be partially visible 
above the terraced housing that lines De Montfort Road.  The taller elements of 
plant, machinery and the demolition and construction works would be seen in views 
channelled along the narrow road by the largely two storey development lining the 
road.  The demolition and construction activities would interrupt views towards the 
top floors of the City Tower, that can be seen above the existing Siemens building 
immediately to the south of the Site and development to the south of the railway 
line.  Additionally, the demolition and construction works would add to the visual 
clutter of streetlights, signs, telegraph wires, aerials, satellite dishes and low 
quality surfacing that detract from the visual amenity along the residential road.  
The temporary demolition and construction stage of the proposed development 
would cause a Medium magnitude of impact that would result in a Moderate Adverse 
effect. 

 

At Completion, the proposed development would introduce a large mass of built 
form into views along the residential road. The mass of built form would occupy a 
large proportion of the  view channelled along the narrow residential road towards 
the Site, although the gap in buildings on the Site would partially align with De 
Montfort Road, allowing views through the development with greater offsets also 
apparent between the taller elements of the buildings.  The built form of the 
proposed development would form a new skyline element that would alter the 
composition of views gained in the vicinity although the new skyline elements would 
comprise locally distinctive built form, with variety in massing and heights with 
pitched roofs on the lower elements reflecting and providing a positive contribution 
to the character of Reading.  The landmark buildings by virtue of scale and height 
would be seen alongside improved legibility of public realm which would further 
enhance visual amenity.  This would cause a beneficial Medium magnitude of 
impact, whilst the introduced mass of built form would cause an adverse Very Small 
magnitude of impact. Considering both the positive and negative aspects above, the 
proposed development would result in a Minor Beneficial effect. 
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06 View 

north-
east 
from 
Cavers
ham 
Road 

 

The viewpoint position is located 

on Caversham Road, 
approximately 150m to the south-
west of the Site. The busy 
Caversham Road extends obliquely 
from the foreground of the view to 
the middle ground. Views towards 
the Site from this location are 
generally restricted by intervening 
built forms along Caversham Road, 
including Vastern House sorting 
office (on the Hermes site). Less 
restricted views are available, 
however, to the east where the 
upper portions of the Reading 
Station building are visible in the 
middle ground and the top of the 
12-storey Reading Bridge House is 
visible in the background.   

 

The value of the view obtained 
from this location is considered to 
be low as it is not designated and 
has minimal or no cultural 
associations. As the receptors at 
this location will comprise people 
passing through the townscape 
along a busy road, their 
susceptibility to the type of 
development proposed is 
considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low. 

T r a n s i e n t Filtered/  

restricted 

 

Partial Partial Small Minor 

Adverse 
Small Negligible 

Beneficial 

The temporary demolition and construction stage of the proposed development 

would be seen in views to the north-east alongside the existing built form and 
infrastructure of the railway line.  Buildings in the foreground would partially screen 
some of the ground level demolition and construction activities but the more 
elevated plant, machinery demolition and construction works would be seen against 
the skyline in views that are largely characterised by low quality architecture and 
clutter provided by the railway infrastructure.  The temporary demolition and 
construction stage of the proposed development would cause a Small magnitude of 
impact that would result in a Minor Adverse effect. 

 

At Completion, the large mass of the proposed development would appear above the 

existing built form in views to the north-east.  The proposed development would 
form a new skyline element that would alter the composition of views, whilst 
introducing locally distinctive built form with variety in massing and heights, that 
would enhance views of built form, complimenting other new tall built form seen 
alongside, with pitched roofs on the lower elements reflecting and providing a 
positive contribution to the character locality of the town centre and central Reading 
around the railway station .  The proposed built forms would also contribute to 
creating a visual interest and a strong sense of place that would serve to visually 
signify the urban regeneration of the area around the station with greater spatial 
offsets between the buildings at the top allowing views between the development 
blocks and would cause a beneficial Small magnitude of impact. Considering the 
scale of the proposed built forms and the proximity of the visual receptors, the 
proposed development would cause an adverse Very Small magnitude of impact to 
views.  This would result in a Negligible Beneficial effect. 
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07 View 

east 
from 
Swanse
a 
Road/N
orthfiel

d Road 

The viewpoint position is located 

at the junction of Swansea Road 
and Northfield Road, 
approximately 150m to the west of 
the Site. The view towards the 
Site from this location is 
channelled along Northfield Road 
by the predominantly two storey 
residential built forms on either 
side of the road. The existing low-
rise built forms located 
immediately adjacent to the south 
of the Site (i.e. on the Hermes 
site) are visible at the termination 
of the view in the middle ground. 
These metal-clad warehouse units 
appear as indistinct low-rise 
structures which curtail views 
towards the Site. Beyond this in 
the background the ongoing 
construction activities (including 
cranes) associated with the former 
BMW site development is visible, 
which tends to also draw the eye. 

 

The view obtained is considered to 
be of medium value as it is 
identified as a shorter distance 
view (view 38) within the RSAF. As 
the receptors at this location will 
include people at their place of 
residence, their susceptibility to 
the type of development proposed 
is considered to be high. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be 
Medium to High. 

F i x e d  a n d 

T r a n s i e n t 

Filtered/ 

restricted  

 

Partial Partial Small Minor 

Adverse 
Medium Minor Beneficial During the temporary demolition and construction stage of the proposed 

development, the demolition and construction activities would be partially visible 
above the terraced housing that lines the road.  The taller elements of plant, 
machinery and the demolition and construction works would be seen in the context 
of the existing built form along Northfield Road and existing Siemens building 
immediately adjacent to the southern boundary of the Site.  Demolition and 
construction activities would be seen alongside other construction activities that are 
partially visible above the existing Siemens building in views channelled along the 
narrow road by the two and three storey development.  Additionally, the demolition 
and construction works would add to the visual clutter of streetlights, signs, 
telegraph wires, aerials, satellite dishes and low quality public realm that detract 
from the visual amenity along the road. The temporary stage of the proposed 
development would cause a Small or medium? magnitude of impact that would 
result in a Minor Adverse effect. 

 

At Completion, the proposed development would introduce a large mass of built 
form into views along the road where largely 2 and 3 storey development channel 
views along the route of the road.  The proposed built form would also contribute to 
increasing visual interest and visually signify the urban regeneration of the area 
around the station with pitched roofs on the lower elements reflecting and providing 
a contribution to the character of the locality and around the Reading Station area. 
The built form of the proposed development would form a new skyline element and 
landmark building by virtue of its height that would alter the composition of views 
gained in the vicinity although it would comprise locally distinctive built form with 
variety in massing and heights with greater offsets between the taller elements of 
the buildings which would cause a beneficial Medium magnitude of impact.  The 
large scale of the proposed development would be noticeable in views and result in 
an adverse Very Small magnitude of impact.  As a result, the proposed development 
would result in a Minor Beneficial effect. 
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08 View 

west 
from 
Readin
g 
Bridge 

This viewpoint is located at 

Reading Bridge, approximately 
250m to the east of the Site. The 
slightly elevated position of the 
viewpoint offers uninterrupted 
oblique views west over and along 
the River Thames and south along 
George Street (B3345). Views are 
naturally focussed to the open 
expanse of the river to the west, 
with views channelled by the built 
forms and mature vegetation 
adjacent to the river on either 
side. The large-scale office blocks 
to the south of the river (including 
Clearwater Court and the adjacent 
office block on Norman Place) 
curtail views towards the Site from 
this location. 

 

The view obtained is considered to 
be of medium value as it is 
identified as a shorter distance 
view (view 46 and 47) within the 
RSAF. As the receptors at this 
location will include people 
travelling along George Street 
towards central Reading, their 
susceptibility to the  

type of development proposed is 
considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low to 
Medium. 

T r a n s i e n t Filtered/ 

restricted 

Partial Partial Small Minor 

Adverse 
Small Negligible 

Beneficial 

During the temporary demolition and construction stage of the proposed 

development, the taller elements of the demolition and construction activities would 
be partially visible above the existing development at Clearwater Court and Norman 
Place.  The ground level demolition and construction operations would be screened 
from view by development on intervening land, the more elevated operations would 
be visible above the rooflines of the existing built form where they would be seen as 
receptors when travelling over the bridge.  The temporary demolition and 
construction stage of the proposed development would cause a Small magnitude of 
impact and result in a Minor Adverse effect. 

 

At Completion, the proposed development would be partially visible above the large 

built forms of the office blocks that line the southern bank of the River Thames.  
The additional built form would appear against the skyline to the west where, by 
virtue of its scale it would form a landmark in views. However  due to the 
configuration of the built forms, spatial offsets between the tallest elements of the 
blocks would still allow views between them.  The pitched roofs on the lower 
elements of the proposed development would also reflect and positively contribute 
to the character of the Reading Station area, causing a beneficial Small magnitude 
of impact.  The proposed development would not alter the context of urban views 
that extend along the river corridor, causing an adverse Very Small magnitude of 
impact.  On balance, the proposed development would result in a Negligible 
Beneficial effect upon views available in this vicinity.  
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09 View 

south-
west 
from 
Christc
hurch 
Meado

ws  

The viewpoint position is located 

on a pedestrian/cycle route within 
Christchurch Meadows, 
approximately 380m to the north-
east of the Site. The foreground 
comprises the green open space of 
Christchurch Meadows. This gives 
way to mature vegetation along 
the north bank of the River 
Thames, which extends across the 
middle ground of the view. This 
vegetation generally restricts 
views beyond, including towards 
the Site, albeit glimpsed views are 
available towards the Reading 
Station building. In addition, 
several tall buildings are visible on 
the skyline above the intervening 
vegetation, including Reading 
Bridge House within the middle 
ground to the south, and the 
recently constructed 19 storey 
residential tower on Alfred 
Street/Chatham Street within the 
background to the south-west. The 
ongoing construction activities 
(including cranes) associated with 
the former BMW site development 
are also visible on the skyline 
beyond Reading Bridge House to 
the south. 

 

The view obtained is considered to 
be of medium value as it is 
identified as a shorter distance 
view (view 43) within the RSAF.  

As the receptors at this location 
comprise visitors to the public 
open space in the pursuit of 
outdoor recreation with their focus 
on their surroundings, their 

susceptibility to the type of  

development proposed is  

considered to be high. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be 
Medium to High. 

T r a n s i e n t Filtered/ 

restricted 

Partial Partial Medium Minor 

Adverse 
Medium Minor Beneficial During the temporary demolition and construction stage of the proposed 

development, the demolition and construction activities would be partially visible 
above the existing development that forms the horizontal skyline along the River 
Thames.  While the ground level demolition and construction operations would be 
screened from view by development on intervening land, the more elevated 
operations would be visible alongside the local landmark of Christchurch Bridge.  
The temporary demolition and construction works would interrupt views of the upper 
floors of the City Tower which is partially visible above the existing development 
south of the railway line but would be partially screened by the mature vegetation 
within Christchurch Meadows.  The temporary demolition and construction stage of 
the proposed development would cause a Medium magnitude of impact that would 
result in a Minor Adverse effect. 

 

At Completion, the proposed development would introduce a large mass of built 
form into views to the south-west from Christchurch Meadows where it would appear 
in the same views as Christchurch Bridge and screen existing townscape elements 
such as City Tower and Reading Station from view, which would cause an adverse 
Very Small magnitude of impact.  The large mass of built form would increase the 
vertical interest in views towards the centre of Reading where the proposed 
development would be seen alongside the existing townscape elements such as 
Thames Tower.  The vertical elements of the proposed built form would contribute 
to increasing visual interest to the north of Reading Station with pitched roofs on 
the lower elements reflecting and providing a positive contribution to the character 
of the townscape.  The proposed development would alter the composition of views 
gained in the vicinity of Christchurch Meadow but would introduce locally distinctive 
built form with variety in massing and heights that would complement other tall 
buildings seen alongside, causing a beneficial Medium magnitude of impact.  On 
balance, the proposed development would result in a Minor Beneficial effect.  
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10 View 

north 
from 
Station 
Road 

This viewpoint is located on 

Station Road, approximately 340m 
to the south of the Site. Station 
Road extends into the background 
of the view, perpendicular to the 
viewer. Built forms of varying 
heights (predominantly 3 to 4 
storeys high) on either side of the 
road channel the view to the north 
where the Main Building of 
Reading Station (Grade II listed) 
terminates the view. The 15 storey 
Thames Tower lies to the 
immediate south-west of the 
Station and is visually dominant 
from this location, occupying a 
noticeable proportion of the visible 
sky The station building curtails 
views further to the north, 
including towards the Site.  

 

The view obtained is considered to 
be of medium value as it is 
identified as a shorter distance 
view (view 58) within the RSAF 
and has cultural associations due 
to views of the listed station 
building which is locally 
recognisable. As the receptors at 
this location will comprise people 
who are passing through the 
townscape along a main route, 
their susceptibility to the type of 
development proposed is 
considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low- 
Medium. 

F i x e d  a n d 

T r a n s i e n t 

F i l t e r e d /   

r e s t r i c t e d 

Partial Partial 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Small Minor 

Adverse 
Small Negligible 

Beneficial 

During the temporary demolition and construction stage of the proposed 

development, the demolition and construction activities would be partially visible in 
views channelled along Station Road where they would be seen above the station 
building.  While the ground level demolition and construction operations would be 
screened from view by development on intervening land, the more elevated 
operations would be visible against the skyline between the existing built form that 
lines Station Road.  The temporary demolition and construction stage of the 
proposed development would introduce an additional level of clutter into views to 
the north along the road which is afforded a high level of enclosure.  The temporary 
demolition and construction stage of the proposed development would cause a Small 
magnitude of impact, resulting in a Minor Adverse effect. 

 

At Completion, the proposed development would appear as a large mass in the view 
where it would form a backdrop to the listed station building.  The proposed 
development would increase the level of visual enclosure in views to the north 
where it would enhance the sense of development in the vicinity of the station 
building with spatial offsets between the development blocks allowing views 
between them and pitched roofs on the lower elements reflecting and providing 
articulation and a contribution to the character of the townscape in the view.  The 
vertical elements of the proposed built form would contribute to increasing visual 
interest and add to the combination of architectural forms visible at the northern 
end of Station Road causing a beneficial Small magnitude of impact.  The proposed 
development would alter the composition of views north along Station Road, 
reducing the prominence of the Main Building of Reading Station (Grade II Listed) 
but would introduce locally distinctive built form with variety in massing and 
heights, causing an adverse Very Small magnitude of impact.  On Balance, the 
proposed development would result in a Negligible Beneficial effect. 
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11 View 

south-
east 
from 
Christc
hurch 
Meado

ws  

This viewpoint is located on the 

towpath along the River Thames, 
adjacent to the War Memorial 
within Christchurch Meadows, 
approximately 425m to the north-
west of the Site. The view is 
focussed along the river to the 
east, with views channelled by 
mature vegetation and built forms 
along each side of the river. The 3 
to 4 storey residential blocks on 
the south side of the river (i.e. 
those on Waterman Place and 
Thames Avenue) within the middle 
ground largely restrict more far-
reaching views south from this 
location, thus curtailing views 
towards the Site. Despite the 
intervening built forms across the 
middle ground, several tall 
buildings are discernible within the 
background, including ‘Thames 
Tower’ and ‘The Blade’ to the 
south-east. 

 

The view obtained is considered to 
be of medium value as it is 
identified as a shorter distance 
view (view 41) within the RSAF. As 
the receptors at this location 
comprise visitors to the public 
open space in the pursuit of 
outdoor recreation with their focus 
on their surroundings, their 
susceptibility to the type of 
development proposed is  

considered to be high. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be 
Medium to High. 

Fixed and 

Transient 

Filtered/ restricted Partial Partial Small Minor 

Adverse 
Medium Minor Beneficial During the temporary demolition and construction stage of the proposed 

development, the demolition and construction activities would be partially visible 
above the existing development that forms the horizontal skyline formed by 
development along the southern bank of the River Thames.  While the ground level 
demolition and construction operations would be screened from view by 
development on intervening land, the more elevated operations would be visible 
above the rooflines of riverside development.  The temporary demolition and 
construction stage of the proposed development would interrupt views of the upper 
floors of Thames Tower as well as alter the context of views across the river albeit it 
would be seen in the context of other development construction activity.  The 
temporary demolition and construction stage of the proposed development would 
cause a Small magnitude of impact that would result in a Minor adverse effect. 

 

At Completion, the proposed development would introduce a large mass of built 
form into views along the River Thames corridor where they appear above the 
riverside development, increasing the vertical elements in the townscape.  Where 
the proposed development forms a mass above the existing built form on the 
riverside it would reinforce the  visual interest in the vicinity of Reading Station, 
although it would screen views of the Thames Tower, causing an adverse Very Small 
magnitude of impact. The proposed development would alter the composition of 
views gained in the vicinity but would introduce locally distinctive built form with 
variety in massing and heights that would complement other tall buildings seen 
alongside with spatial offsets between the development blocks, allowing views 
between the taller elements and pitched roofs on the lower elements providing 
articulation and a positive contribution to the character of the townscape, resulting 
c in a beneficial Medium magnitude of impact.  On balance the proposed 
development would result in a Minor Beneficial effect. 
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12 View 

north-
east 
from 
Great 
Knollys 
Street 

This viewpoint position is located 

on Great Knollys Street, 
approximately 460m to the south-
west of the Site. The view is 
oriented east along Great Knollys 
Street, which extends from the 
foreground to the middle ground 
of the view. The road is lined on 
either side by 1 and 2-storey 
industrial and commercial sheds, 
which results in a channelling of 
the view. The intervening built 
form limits far-reaching visibility 
east and west and largely obscures 
views of the Site. However, 
several tall buildings punctuate 
the skyline above this, including 
the 15 storey ‘Thames Tower’ and 
two 6 storey residential blocks on 
Caversham Road/Abattoirs Road.  

 

The view obtained is considered to 
be of medium value as it is 
identified as a shorter distance 
view (view 29) within the RSAF. As 
the receptors at this location will 
comprise people travelling along a 
busy road and people at their 
place of work, their susceptibility 
to the type of development 
proposed is considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low to 
Medium. 

Fixed and  

Transient  

Filtered/ 

restricted 

Partial  Limite

d 
Very Small Negligible 

Adverse 
Very Small Negligible 

Beneficial 

During the temporary demolition and construction stage of the proposed 

development, the demolition and construction activities would be partially visible 
above the foreground elements of commercial and industrial units.  The demolition 
and construction operations would be seen amongst the clutter of the light industrial 
units, fencing, outdoor storage areas, car parking and low quality public realm, 
which would screen ground level works.  While the ground level demolition and 
construction operations would be screened from view by development on intervening 
land, the more elevated operations would appear alongside other tall construction 
activities visible on the skyline again use this text more consistently.  The 
temporary demolition and construction stage of the proposed development would 
cause a Very Small – small magnitude of impact, resulting in a Negligible Adverse 
effect. 

 

At Completion, the proposed development would introduce a new built form into the 
background of views that are already characterised by high levels of clutter that 
dominate the foreground.  The proposed development would increase the number of 
tall buildings visible for receptors looking north-east where it would appear in the 
same section of views as Thames Towerand , where it would help to consolidate the 
sense of high density development in the vicinity of Reading Station with pitched 
roofs on the lower elements providing articulation and a positive contribution to the 
character of the townscape and would cause a beneficial Very Small magnitude of 
impact.  As such, the proposed development would result in a Negligible Beneficial 
effect. 

 

 



Reading Station Park Appendix 1.4a: Visual Assessment  

17127/ES2021 14 October 2021 

Visual Receptor Visual Effects 

Re
f 

Name Sensitivity 
 

 

Typei Nature
ii 

Intrusio
n iii 

Propor
tioniv 

Demolition and 
Construction Stage 

Operational Stage – 
Completion Parameter Plans 

Notes 

Magnitude 
of Impact 

Significanc
e of Effect 

Magnitude of 
Impact 

Significance of 
Effect 

13 View 

north-
west 
from 
Forbury 
Garden
s 

This viewpoint position is located 

Within Forbury Gardens, 
approximately 470m to the south-
east of the Site. The view is 
oriented to the north-west with 
the foreground comprised of an 
open area of amenity grass/lawn 
and footpaths. Mature vegetation 
within and surrounding the park 
and large-scale built forms 
surrounding the park to the west 
and south generally restricts wide 
ranging visibility out from within 
Forbury Gardens. The intervening 
vegetation and built form 
generally curtail views towards the 
Site. 

 

The view obtained is considered to 
be of medium value as it is 
identified as a shorter distance 
view (view 53) within the RSAF. As 
the receptors at this location  

comprise visitors to the gardens in 
the pursuit of outdoor recreation 
with their focus on their 
surroundings, their susceptibility 
to the type of development 
proposed is considered to be high. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be 
Medium to High. 

Transient Filtered/ restricted Glimpse Limite

d 
Very Small Minor 

Adverse 
None Neutral The temporary demolition and construction stage of the proposed development 

would be almost entirely screened from view for visual receptors in Forbury Gardens 
by the mature vegetation that lines the park and the large blocks of built form to 
the south of the railway line that occupies intervening land.  The most elevated 
demolition and construction activities and cranes may be partially visible above the 
roofline of Apex Plaza to the north-west of the park but would not detract from the 
visual amenity of the park itself or views towards the Market Place Conservation 
Area to the west due to the fact that ????.  The temporary demolition and 
construction stage of the proposed development would cause a Very Small 
magnitude of impact, resulting in a Minor Adverse effect. 

 

At Completion, the proposed development would be almost entirely screened from 
view for visual receptors in the park by vegetation around the edge of Forbury 
Gardens and the existing built form on intervening ground such as Apex Plaza to the 
north-west of the park.  Where glimpses of the proposed development are available 
above the trees and buildings on intervening ground, it would not alter the context 
of any views to the north west, or towards the Market Place conservation Area to 
the west where it would cause a magnitude of impact of None.  The focus of views 
would remain within the park itself and the proposed development would be largely 
screened from view.  As such, the proposed development would result in a Neutral 
effect. 
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14 View 

west 
from 
Kings 
Meado
w  

The viewpoint location in Kings 

Meadow, approximately 560m to 
the east of the Site. The 
foreground comprises green open 
space within Kings Meadows. This 
gives way to a dense band of 
mature vegetation along the south 
bank of the River Thames and 
along Kings Meadow Road, which 
extends across the middle ground 
of views. This vegetation generally 
restricts far ranging views to the 
west and north, including towards 
the Site. Less restricted views are 
obtained to the south and south-
west, where several tall buildings 
are visible on the skyline in the 
background of views, including the 
large-scale office blocks at Forbury 
Place on Forbury Road to the 
south, ‘The Blade’ to the south, 
and Reading Bridge House to the 
south-west. The ongoing 
construction activities (including 
cranes) associated with the former 
BMW site development are also 
visible on the skyline beyond 
Reading Bridge House to the 
south-west. 

 

The view obtained is considered to 
be of medium value as it is 
identified as a shorter distance 
view (view 49) within the RSAF. As 
the receptors at this location 
comprise visitors to the public  

open space in the pursuit of  

outdoor recreation with their 

focus on their surroundings, their 
susceptibility to the type of 
development proposed is  

considered to be high. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be 
Medium to High. 

Transient Filtered

/  

restrict
e
d 

Glimpse Limite

d 
Very Small Minor 

Adverse 
Very Small Neutral The temporary demolition and construction stage of the proposed development 

would be almost entirely screened from view for visual receptors at Kings Meadow 
by the mature vegetation that lines its western edge and the existing built form of 
Reading Bridge House.  The top of the most elevated demolition and construction 
activities and cranes may be partially visible above the existing vegetation and 
buildings in views to the west, although would not detract from the visual amenity 
experienced in the open views available at Kings Meadow.  The temporary 
demolition and construction stage of the proposed development would cause a Very 
Small magnitude of impact, resulting in a Minor Adverse effect. 

 

At Completion, the proposed development would be almost entirely screened from 

view for visual receptors at Kings Meadow by the mature vegetation along the 
western edge and the large built form of Reading Bridge House.  Where glimpsed 
views of the proposed development are available above the trees and buildings on 
intervening ground, it would be seen alongside other tall built form including that  
at Forbury Place where it would form a landmark building by virtue of its height and 
cause a beneficial Very Small magnitude of impact.  Glimpses of the very top part of 
the proposed development in this setting would not alter the context of any views 
with the focus of views remaining within Kings Meadow but would increase the 
urbanisation of glimpsed views to the centre of Reading, causing an adverse Very 
Small magnitude of impact.   on balance, the proposed development would result in 
a Neutral effect.   
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15 View 

south-
east 
from 
the 
Thames 
Path/ 

Thames 
Side 
Promen

ade  

This viewpoint is located on the 

Thames Path/Thames Side 
Promenade, approximately 775m 
to the north-west of the Site. The 
view is open within the 
foreground, being focussed along 
the River Thames to the east and 
across the adjacent area of open 
space to the south. Mature 
vegetation across the middle 
ground – that lining the river to 
the north and east, and that within 
and surrounding the open space to 
the south - restricts more wide-
ranging views from this location. 
Only partial glimpsed views are 
available through and above the 
intervening vegetation to some tall 
buildings located within central 
Reading in the background, such 
as the 15 storey Thames Tower to 
the south-east. 

 

The view obtained is considered to 
be of medium value as it is 
identified as a longer distance 
view (view 1) within the RSAF. As 
the receptors at this location  

comprise users of the Thames  

Path/Thames Side Promenade and 
visitors to the public open space in 
the pursuit of outdoor recreation, 
their susceptibility to the type of 
development proposed  

is considered to be high. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be 
Medium to High. 

Transient Filtered

/  

restrict
e
d 

Glimpse Limite

d 
Very Small Minor 

Adverse 
Very Small Neutral During the temporary demolition and construction stage of the proposed 

development, views gained by visual receptors in the vicinity of the Thames Path 
would remain largely unchanged due to the high levels of visual screening provided 
by existing vegetation on intervening ground.  Where glimpsed views towards the 
demolition and construction activities are available through the vegetation as 
transient receptors move along the route, the cranes and plant would be partially 
visible in gaps between the foreground elements while the ground level demolition 
and construction operations would be screened from view by development on 
intervening land. The construction operations would not detract from the visual 
amenity experienced along the Thames Path with views remaining focused upon the 
River Thames corridor where they are drawn along the river towards Caversham 
Bridge.  The temporary demolition and construction stage of the proposed 
development would cause a Very Small magnitude of impact, resulting in a Minor 
Adverse effect. 

 

At Completion, the proposed development would be partially visible in glimpsed 
views to the south-east from the Thames Path, where it would be seen amongst the 
vegetation that occupies intervening ground.  Where glimpsed views are available, 
the proposed development would contribute to the sense of urban regeneration at 
Reading Station and would help with legibility and wayfinding as it would form a 
landmark building by virtue of its size, causing a beneficial Very Small magnitude of 
impact.  Although the proposed development would introduce a new element in the 
skyline where it is seen, it would not alter the context of views in which the river 
corridor would remain the focus with glimpsed views towards the locally distinctive 
built form with variety in massing and heights of the proposed development seen 
amongst vegetation on Rivermead Park, causing a Very Small adverse magnitude of 
impact.  As such, the proposed development would result in a Neutral effect. 
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16 View 

south 
from 
Balmor
e Park  

This viewpoint position is located 

within Balmore park approximately 
1.2km to the north of the Site. 
The foreground comprises an 
expanse of open green space, 
which is enclosed by dense bands 
of mature vegetation surrounding 
the park in the middle ground to 
the south, east and west. Despite 
this, distant views are available to 
the south, owing to the elevated 
position of the viewpoint. In these 
views the centre of Reading is 
visible in the background, marked 
by several tall buildings 
punctuating the skyline. These 
include the ‘The Blade’ to the 
south-east; the 15 storey ‘Thames 
Tower’ to the south; City Tower to 
the south-west; and the 11 storey 
Fountain House on Oxford Road in 
the distance to the south-west.. 

 

The view obtained is considered to 
be of medium value as it is 
identified as a longer distance key 
view (view 14) within the RTBS 
(views from Balmore Park 

are also identified as a longer 
distance view (view 5) within the 
RSAF. As the receptors at this 
location include visitors to 
Balmore Park 

in the pursuit of outdoor  

recreation, their susceptibility to 
the type of development proposed 
is considered to be high. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be 
Medium to High. 

Transient Filtere

d/ 
restric
ted  

 

Partial Partial Small Minor 

Adverse 
Medium Negligible 

Beneficial 
The temporary demolition and construction stage of the proposed development 

would introduce tall plant and cranes across a wide section of views to the south 
from Balmore Park. The temporary demolition and construction activities would be 
seen amongst the longer distance views where the existing tall buildings in Reading 
offer vertical elements in the wide vista available to the south.  The demolition and 
construction works would interrupt views of the Thames Tower and Reading Station 
as well as the spire on the Church of St Giles-in-Reading.  The temporary demolition 
and construction stage of the proposed development would cause a Small magnitude 
of impact, resulting in a Minor Adverse effect. 

 

At Completion, the proposed development would introduce a large mass of built 

form into views to the south where it would help to consolidate the sense of urban 
regeneration in the vicinity of the station as well as form a landmark building in 
views by virtue of its scale and height.  The proposed development would screen 
views of the Reading Station and the tall building of the Thames Tower although 
greater spatial offsets between the taller elements of the proposed development will 
allow views between the blocks. The proposed development would introduce 
additional locally distinctive built form with variety in massing and heights with 
pitched roofs on the lower elements providing articulation and a positive 
contribution to the character of the townscape that would be seen alongside other 
tall buildings such as the City Tower that punctuates the skyline either side of the 
Site.  The proposed development would cause a beneficial Medium magnitude of 
impact.  The increased mass of built form visible from the park would cause an 
adverse Small magnitude of impact to views.  On balance, the proposed 
development would result in a Negligible-Beneficial effect. 
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17 View 

north 
from 
Mount 
Pleasan
t/ 
Southa

mpton 
Street  

The viewpoint position is located 

at the junction of Mount Pleasant 
and Southampton Street, 
approximately 1.6km to the south 
of the Site. The road junction 
dominates the foreground view, 
although channelled views are 
available north along Mount 
Pleasant. Due to the slightly 
elevated position of the viewpoint, 
distant views are afforded across 
central Reading in the background. 
In these views the 15 storey 
Thames Tower forms a visual 
focus, punctuating the skyline. I 
addition the ongoing construction 
activities (including cranes) 
associated with the development 
at the junction of Crown Street 
and Silver Street, are also clearly 
visible on the skyline in the 
middle-ground. 

 

The view obtained is considered to 
be of medium value as it is 
identified as a longer distance 
view (view 12) within the RSAF. As 
the receptors at this location will 
comprise people travelling along 
the busy Mount Pleasant and 
Southampton Street, their 
susceptibility to the type of 
development proposed is 
considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low to 
Medium. 

Transient 

and Fixed 

 

Filtere

d/ 
restric
ted 

Glimpse Partial Very Small Negligible 

Adverse 
Medium Negligible 

Beneficial 

During the temporary demolition and construction stage of the proposed 

development, the demolition and construction activities would be partially visible on 
the horizon in views to the north where they would break the skyline to the east of 
Thames Tower.  The taller elements of plant, machinery and the demolition and 
construction works would be seen in the context of the existing clutter in views that 
is provided by street furniture and low quality public realm that detracts from the 
visual amenity along the road.  Whilst the temporary demolition and construction 
activities would be visible, they would not alter the context of views towards 
Reading town centre from the vicinity of Mount Pleasant and Southampton Street.  
The temporary demolition and construction stage of the proposed development 
would cause a Very Small magnitude of impact that would result in a Negligible 
Adverse effect. 

 

At Completion, the proposed development would introduce a mass of built form into 
views adjacent to the existing tall buildings of Thames Tower and the IBIS Hotel, 
with the spatial offsets between the taller elements of the proposed development 
allowing views through them to the north.  The proposed development would 
represent a consolidation of tall buildings in the vicinity of Reading Station that 
would increase visual interest in longer views that are heavily cluttered by 
foreground elements through the introduction of additional locally distinctive built 
form with variety in massing and heights.  This would cause a beneficial Small 
magnitude of impact.  The built form of the proposed development would form a 
new skyline element that would increase the built form visible but would not alter 
the composition of views gained in the vicinity, causing a adverse Very Small 
magnitude of impact.  On balance, the proposed development would result in a 
Negligible Beneficial effect. 
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18 View 

from 
south-
west 
from 
Henley 
Road/L

ower 
Henley 
Road  

This viewpoint position is located 

at the junction of Henley Road and 
Lower Henley Road, approximately 
1.7km to the north-east of the 
Site. The road junction dominates 
the view in the foreground with 
adjacent built forms channelling 
views west along Henley Road and 
south-west along Lower Henley 
Road. Due to the slightly elevated 
position of the viewpoint, distant 
views are afforded along Lower 
Henley Road across central 
Reading in the background to the 
south-west. In these views several 
tall buildings are visible, marking 
the centre of Reading. This 
includes the 15 storey Thames 
Tower, the 12-storey Reading 
Bridge House and the 13-storey 
hotel on Friar Street. In addition, 
the ongoing construction activities 
(including cranes) associated with 
the former BMW site development 
is visible adjacent to Reading 
Bridge House.  

  

The view obtained is considered to 
be of medium value as it is 
identified as a longer distance 
view (view 10) within the RSAF. As 
the receptors at this location will 
comprise people travelling along 
the busy Henley Road and Lower 
Henley Road, their susceptibility to 
the type of development proposed 
is considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low to 
Medium. 

Transient 

and Fixed 

 

Filtere

d/ 
restric
ted 

Glimpse Limite

d 
Very Small Negligible 

Adverse 
Very Small Neutral During the temporary demolition and construction stage of the proposed 

development, the demolition and construction activities would be partially visible in 
the longer range views that are framed by foreground vegetation and development.  
The taller elements of plant, machinery and the demolition and construction works 
would be seen alongside the Thames Tower, where they would be seen in the 
context of the existing clutter in views that is provided by high levels of street 
furniture and low quality public realm that detracts from the visual amenity along 
the road.  The temporary demolition and construction activities would be visible 
amongst the foreground vegetation, built form and highway clutter, but would not 
alter the context of views towards the centre of Reading.  The temporary demolition 
and construction stage of the proposed development would cause a Very Small 
magnitude of impact which result in a Negligible Adverse effect. 

 

At Completion, the additional mass of the proposed development would be partially 
visible alongside other tall buildings in the vicinity of Reading Station, where it 
would represent a consolidation of tall buildings identifying the centre of the town 
that would increase visual interest in longer views that are heavily cluttered by 
foreground elements, causing a beneficial Very Small magnitude of impact.  The 
built form of the proposed development would form a new skyline element that 
would not alter the composition of views gained in the vicinity and would cause an 
adverse Very Small magnitude of impact.  On balance, the proposed development 
would result in a Neutral effect. 
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19 View 

south-
west 
from 
The 
Horse 
Close  

This viewpoint position is located 

on The Horse Close, approximately 
1.9km to the North of the Site. 
The Horse Close extends across 
the foreground of the view with 
the 2-storey residential dwellings 
to the south-east and west 
generally restricting wide-views in 
these directions. However, 
dwellings to the south and south-
east are single storey which, along 
with the elevated viewpoint 
position, affords glimpsed distant 
views in these directions. Within 
these views several tall buildings 
are visible in the background, 
marking the location of central 
Reading. These include ‘The 
Blade’, the 15 storey Thames 
Tower and the 11 storey Fountain 
House on Oxford Road. 

 

The view obtained is considered to 
be of medium value as it is 
identified as a longer distance 
view (view 7) within the RSAF. As 
the receptors at this location  

will include people at their place of 
residence, their susceptibility to 
the type of development proposed 
is considered to be high. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be 
Medium to High. 

Transient 

and Fixed 

Filtere

d/ 
restric
ted 

Glimpse Limite

d 
Very Small Minor 

Adverse 
Very Small Neutral The temporary demolition and construction stage of the proposed development 

would be almost entirely screened from view for visual receptors in the vicinity of 
The Horse Close by the mature vegetation and existing development that occupies 
the foreground.  The top of the most elevated demolition and construction activities 
and cranes may be partially visible above the existing vegetation and buildings 
although would not detract from the visual amenity experienced in this area.  The 
temporary demolition and construction stage of the proposed development would 
cause a Very Small magnitude of impact, which would result in a Minor Adverse 
effect. 

 

At Completion, the proposed development would be almost entirely screened from 

view for visual receptors at The Horse Close by the foreground vegetation and 
development.  Where the proposed development is visible to the south-west, it 
would be seen alongside the tops of other tall buildings where it would represent a 
consolidation of built form in views towards the centre of Reading, causing a 
beneficial Very Small magnitude of impact.  Glimpses of a very small part of the 
proposed development in this setting would not alter the context of any views with 
the focus of views south-west where the additional built form would cause an 
adverse Very Small magnitude of impact.  On balance, the proposed development 
would result in a Neutral effect.   
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20 View 

south-
east 
from 
the 
Warren 
Footpat

h, 
Chazey 
Wood 

This viewpoint is located on the 

Warren Footpath adjacent to 
Chazey Wood, approximately 
2.7km to the north-west of the 
Site. The view from this location is 
across agricultural fields in the 
foreground, which slope to the 
south. The elevated topography 
affords distant views across the 
Thames Valley to the south and 
south-west, although views 
towards the Site are curtailed by 
intervening topography, built form 
and vegetation to the east and 
south-east. 

 

The value of the view obtained 
from this location is considered to 
be high as it is located within the 
Chilterns AONB and is identified as 
a longer distance view (view 16) 
within the RSAF and as a key view 
(view 9) within the RTBS.  As the 
receptors at this location will 
include people using the local 
PRoW network in the pursuit of 
outdoor recreation, their  

susceptibility to the type of 
development proposed is 
considered to be high. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be High. 

Transient Filtere

d/ 
restric
ted 

Glimpse Limite

d 
Very Small Negligible 

Adverse 
Very Small Neutral  The temporary demolition and construction stage of the proposed development 

would be almost entirely screened from view for visual receptors in the vicinity of 
The Warren Footpath by the topography and vegetation in the foreground.  The top 
of the most elevated demolition and construction activities and cranes may be 
partially visible above the existing vegetation and landform, where they would be 
seen within the context of long distance views towards the centre of Reading.  The 
temporary demolition and construction stage of the proposed development would 
cause a Very Small magnitude of impact, resulting in a Negligible Adverse effect. 

 

At Completion, the proposed development would be almost entirely screened from 
view for visual receptors on the footpath due to the topography and vegetation that 

occupies the foreground view.  Should the very top of the proposed development be 
visible above the vegetation and topography to the south-east, it would be seen in 
the context of long distance views towards the centre of Reading where it would 
form a landmark building by virtue of its height and scale and would cause a 
beneficial Very Small magnitude of impact.  Glimpses of a very small part of the 
proposed development in this setting would not alter the context of any views, with 
the focus of views remaining the undulating agricultural fields of the foreground and 
longer views into the settled Thames Valley below where the additional built form 
would cause an adverse Very Small magnitude of impact.  On balance, the proposed 
development would result in a Neutral effect.   
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21 View 

north 
from 
the 
A33 
near 
water 

treatm
ent 
works  

The viewpoint position is located 

on the A33, approximately 2.5km 
to the south of the Site.  Views are 
available north along the A33, 
which is lined by dense mature 
hedgerow vegetation on either 
side. This vegetation restricts 
views to the east and west and 
channels views to the north. In 
views north a number of built 
forms are visible in the middle 
ground, albeit set within a well-
vegetated context. Visible above 
and beyond this is the 15 storey 
Thames Tower, which punctuates 
the skyline and marks the location 
of central Reading.  

 

The view obtained is considered to 
be of medium value as it is 
identified as a longer distance 
view (view 14) within the RSAF. As 
the receptors at this location will 
comprise people travelling along 
the busy A33 on approach to 
central Reading, their 
susceptibility to the type of 
development proposed is 
considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low to 
Medium. 

Transient Filtere

d/ 
restric
ted 

Glimpse Limite

d 
Very Small Negligible 

Adverse 
Very Small Neutral  The temporary demolition and construction stage of the proposed development 

would be almost entirely screened from view for visual receptors on the A33 due to 
the high level of vegetation lining the route and occupying the foreground of views.  
The top of the most elevated demolition and construction activities and cranes may 
be partially visible above the existing vegetation and buildings although would not 
detract from the visual amenity experienced in this area due to the high levels of 
visual clutter provided by the highway infrastructure.  Where views of the 
temporary demolition and construction stage of the proposed development are 
available above the roadside vegetation, they would not alter the context of views 
along the busy road.  The temporary demolition and construction stage of the 
proposed development would cause a Very Small magnitude of impact that would 
result in a Negligible Adverse effect. 

 

At Completion, the proposed development would be almost entirely screened from 
view for visual receptors travelling on the A33.  Where the proposed development is 
visible above the vegetation and existing development to the north, it would be 
seen alongside the tops of other tall buildings where it would represent a 
consolidation of built form in views towards the centre of Reading, causing a 
beneficial Very Small magnitude of impact.  Glimpses of the top of the proposed 
development in this context would not alter the focus of views where it would be 
seen amongst the existing visual clutter of the highway infrastructure where it 
would cause an adverse Very Small magnitude of impact.  On balance, the proposed 
development would result in a Neutral effect.   
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22 View 

west 
from 
London 
Road, 
Shephe
rds Hill  

This viewpoint is located on 

London Road, approximately 
3.3km to the east of the Site. The 
foreground and middle ground of 
the view comprise the busy 
London Road and adjacent 
predominantly 2 storey residential 
dwellings. Whilst the adjacent built 
forms restrict views to the north 
and south, channelled views are 
available west along the wide 
London Road. Within these views 
west central Reading is visible in 
the distance, marked by the 
presence of several tall buildings 
punctuating the skyline. This 
includes the recently constructed 
16 storey tower on Bembridge 
Place, ‘The Blade’ and the 15 
storey Thames Tower.  

 

The view obtained is considered to 
be of medium value as it is 
identified as a longer distance 
view (view 11) within the RSAF. As 
the receptors at this location will 
comprise people travelling along 
the busy London Road on approach 
to central Reading, their 
susceptibility to the type of 
development proposed is 
considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low to 
Medium. 

Transient 

and Fixed 

Filtere

d/ 
restric
ted 

Glimpse Limite

d 
Very Small Negligible 

Adverse 
Very Small Neutral The temporary demolition and construction stage of the proposed development 

would be almost entirely screened from view for visual receptors in the vicinity of 
London Road due to the existing built form and vegetation in the foreground as well 
as the topography of the intervening land.  The top of the most elevated demolition 
and construction activities and cranes may be partially visible amongst the street 
lights and highway infrastructure in the foreground, as well as pylons in the middle 
distance that add to the level of clutter in views to the west.  As such, where they 
are visible, the demolition and construction activities would not detract from the 
visual amenity experienced in this area and would not alter the context of views 
gained in the vicinity of London Road.  The temporary demolition and construction 
stage of the proposed development would cause a Very Small magnitude of impact 
and result in a Negligible Adverse effect. 

 

At Completion, the proposed development would be almost entirely screened from 
view for visual receptors in the vicinity of London Road.  Where the proposed 
development is visible above the foreground elements of vegetation and existing 
development, it would be seen alongside existing clutter and the tops of other tall 
buildings where it would represent a consolidation of built form in views towards the 
centre of Reading, causing a beneficial Very Small magnitude of impact.  Glimpses 
of the top of the proposed development in this context would not alter the focus of 
views where the additional built form would be seen amongst the existing visual 
clutter of highway infrastructure and pylons where it would cause an adverse Very 
Small magnitude of impact.  On balance, the proposed development would result in 
a Neutral effect.  
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23 View 

south-
west 
from 
Dunsde
n Way 

This viewpoint is located on 

Dunsden Way in Dunsden Green, 
approximately 3.7km to the north-
east of the Site. This is an open 
view across a number of large 
arable fields across the 
foreground. The suburban edge of 
Caversham is visible in the middle 
ground beyond which the centre of 
Reading is visible in the distance, 
marked by several tall buildings 
visible on the skyline. This 
includes ‘The Blade’, the upper 
portions of the 15 storey Thames 
Tower and the recently 
constructed 19 storey residential 
tower on Alfred Street/Chatham 
Street. In addition the ongoing 
construction activities (including 
cranes) associated with the former 
BMW site development are visible. 

 

The value of the view obtained 
from this location is considered to 
be low as it is not designated and 
has minimal or no cultural 
associations.  As the receptors at 
this location will comprise 
transient receptors on the country 
lane that is lined on both sides by 
hedgerow vegetation, their 
susceptibility to the type of 
development proposed is 
considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low. 

Transient 

and Fixed 

Filtere

d/ 
restric
ted 

Glimpse Limite

d 
Very Small Negligible 

Adverse 
Very Small Neutral The temporary demolition and construction stage of the proposed development 

would be almost entirely screened from view for visual receptors in the vicinity of 
Dunsden Way by the foreground vegetation that lines the road as well as the 
variations in topography on the intervening land.  Where visible, the temporary 
demolition and construction activities for the proposed development would be seen 
alongside the pylons that occupy the middle distance in glimpsed views towards the 
developed centre of Reading, with mature vegetation on the r idgeline at Milestone 
Wood providing a high level of visual screening for development in the centre of 
Reading that is enhanced by hedgerow vegetation on both sides of Dunsden Way 
which limits views into the surrounding landscape.  The temporary demolition and 
construction stage of the proposed development would cause a Very Small 
magnitude of impact and result in a Negligible Adverse effect. 

 

At Completion, the proposed development would be almost entirely screened from 
the  visual receptors in the vicinity of Dunsden Way.  The topography of intervening 
land and the mature vegetation on the ridgeline at Milestone Wood, would almost 
entirely screen the proposed development from view but glimpses of the tall 
building would represent a landmark by virtue of its scale and size, causing a 
beneficial Very Small magnitude of impact.  Where it is seen within the context of 
views towards the developed centre of Reading, the proposed development would be 
seen alongside pylons that occupy the middle ground of views and form point 
features in the skyline, resulting in  an adverse Very Small magnitude of impact.  
Where glimpsed views of the top of the proposed development are available over 
the large areas of agricultural land in the foreground, it would not alter the focus of 
the views which would remain the foreground and longer views into the settled 
Thames Valley in the south-west.  As such, the proposed development would result 
in a Neutral effect.   
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24 View 

north 
from 
Greyfri
ars 
Road/ 
Garrard 

Street 

This viewpoint is located at the 

junction of Greyfriars Road and 
Garrard Street, approximately 
350m to the south of the Site.  

The large built form of largely 
commercial development that 
occupies the foreground of views, 
limits the extent of visibility to 
views channelled along Greyfriars 
Road and Gerrard Street.  Views 
towards the site are largely 
curtailed by existing built form 
such as the Xafinity House that 
occupies much of the foreground, 
and Phoenix House that forms the 
extent of views north.  Existing 
built forms visible range from 2 
storeys to the 14 storey hotel 
development seen in views along 
Gerrard Street. 

 

The view obtained is considered to 
be of medium value as it is close 
to the location of view 31, which is 
identified as a shorter distance 
view within the RSAF.  As 
receptors at this location will 
comprise transient receptors 
moving along the urban road that 
is lined by commercial 
development, visual receptors at 
this location are considered to 
have a low susceptibility to the 
type of impact proposed. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low to 
Medium. 

Transient Filtere

d/ 
restric
ted 

Glimpse Limite

d 
None Neutral None Neutral The temporary demolition and construction stage of the proposed development 

would be almost entirely screened from view for visual receptors in the vicinity of 
Greyfriars Road and Gerrard Street.  The majority of the demolition and 
construction activities would be screened from view by the exiting built form in the 
foreground.  The most elevated demolition and construction activities and cranes 
may be partially visible above the roofline of Phoenix House to the north but would 
not detract from the visual amenity of the urban road.  Where visible, they would be 
seen in the context of a view along an urban road in the centre of Reading where 
existing signs, street furniture and low quality public realm provide an element of 
clutter to views.  The temporary demolition and construction stage of the proposed 
development would cause a magnitude of impact of None, resulting in a Neutral 
effect. 

 

At Completion, the proposed development would be almost entirely screened from 
view for visual receptors in the vicinity of Greyfriars Road and Gerrard Street by the 
existing built form of Xafinity House and Phoenix House.  Some partial views of the 
very top of the proposed development may be available above the existing built 
form for visual receptors in the vicinity, but where these glimpses of the new 
building are available, it would not alter the context of any views where the focus 
would remain channelled along the urban roads where buildings typical of an urban 
area form the extent.  The existing screening means that the proposed development 
would cause a magnitude of impact of None, resulting in a Neutral effect. 
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25 View 

north 
from 
Station 
Square 

This viewpoint is located at the 

Station Hill, approximately 230m 
to the south of the Site. The 
foreground of views available from 
this area are dominated by the 
high quality public realm, although 
a large number of metal bollards 
divide the open space and provide 
an element of clutter that is 
enhanced by the large and 
incongruous digital advertising 
board that significantly detracts 
from the visual appreciation of the 
designed relationship between the 
new Reading Station building and 
the Main Building of Reading 
General Station (Grade II Listed). 

 

The existing station buildings form 
the extent of views and curtail 
views to the north from Station 
Square with the architectural 
quality of the 15 storey Thames 
Tower having a strong influence 
over views gained from the area.  
The view obtained is considered  

to be of medium value as although 
it is not identified  

within the RSAF, it has cultural 
associations due to views of the 
listed station building. As the 
receptors at this location will 
comprise people who are passing 
through the townscape along a 
main route, their susceptibility to 
the type of development proposed 
is considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low to 

Medium. 

Fixed and 

Transient 

Filtere

d/ 
restric
ted 

Partial Partial Small Minor 

Adverse 
Medium Negligable 

Beneficial 

During the temporary demolition and construction stage of the proposed 

development, the demolition and construction activities would be partially visible 
above the Main Building of Reading General Station (Grade II Listed).  While the 
ground level demolition and construction operations would be screened from view by 
development on intervening land, the taller elements of the demolition and 
construction activities and plant such as cranes would be partially seen against the 
skyline above both the new station buildings and the historic station building.  The 
temporary demolition and construction works would appear alongside the large 
advertising screen where they would introduce an additional element of clutter into 
views over Station Square towards the former station building.  The temporary 
demolition and construction stage of the proposed development would cause a Small 
magnitude of impact that would result in a Minor Adverse effect. 

 

At Completion, the proposed development would appear as an additional element in 
views of the Main Building of Reading General Station (Grade II Listed), where it 
would alter the backdrop and setting of the building and clock tower.  The proposed 
development would introduce built form into the backdrop of the historic station 
building that would create a new skyline element and contribute to increasing visual 
interest by adding to the juxtaposition between the combination of architectural 
forms visible from Station Square.  The spatial offsets between the development 
blocks and the pitched roofs on the lower elements will provide increased 
articulation and a positive contribution to the character of the townscape. The 
proposed development will result in e a beneficial Medium magnitude of impact.  
The focus of views gained by visual receptors at Station Square would remain i.e. 
the historic station building seen within the context of an urban area with more 
modern development complimenting the more historic building although there would 
be an increase in built form visible where the proposed development would cause an 
adverse Very Small magnitude of impact.  On balance, the proposed development 
would result in a Negligible Beneficial effect. 
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26 View 

north 
from 
Blagrav
e 
Street 

This viewpoint is located on 

Blagrave Street, approximately 
270m to the south of the Site.  
Views to the north are channelled 
along the street by buildings that 
line it such as 2 Blagrave Street to 
the east and Forbury Works (which 
is located within Market Place 
Conservation Area) to the west.  
The large building of Apex Plaza 
occupies a large section of views 
to the north, with the modern but 
not recent extension to the Main 
Building of Reading General 
Station (Grade II Listed), 
occupying the rest of views 
beyond Blagrave Street.  The built 
form of the station building and 
Apex Plaza curtail views further 
north, including towards the Site.  
The public realm and Reading 
Abbey Quarter signage combine 
with the street trees to create an 
attractive street scene that draws 
views towards the station. 

 

The view obtained is considered to 
be of medium value as it is 
identified as a shorter distance 
view (view 54) within the RSAF 
and has cultural associations due 
to views of buildings within the 
Market Place Conservation Area. 
As the receptors at this location 
will comprise people who are 
passing through the townscape 
along a main route, their 
susceptibility to the type of 
development proposed is 
considered to be low. 

 

On the basis of the above the 
sensitivity of receptors at this 
location is considered to be Low to 
Medium. 

Fixed and 

Transient 

Filtere

d/ 
restric
ted 

Partial Partial Small Minor 

Adverse 
Very Small Neutral The temporary demolition and construction stage of the proposed development 

would be largely screened from view for visual receptors on Blagrave Street by the 
existing built form at the northern end of the street.  The large mass of Apex Plaza 
and the modern but not recent extension to the station building would screen views 
of the majority of demolition and construction activities, although the cranes and 
highest works would be partially visible alongside the Apex Plaza.  Where visible, 
the temporary demolition and construction works would not alter the context of 
views along the urban street.  The temporary demolition and construction stage of 
the proposed development would cause a Small magnitude of impact that would 
result in a Minor Adverse effect. 

 

At Year 1, the proposed development would be largely screened from view for visual 
receptors using Blagrave Street by the large mass of built form at Apex Plaza and 
part of the station building that occupy views north along the street.  Where 
glimpses of the proposed development are available above the trees and buildings 
at the northern end of the road, it would not alter the context or focus of views 
along the urban street in the centre of reading where built form is a common aspect 
in views and the landmark building by virtue of its height and scale would cause a 
beneficial Very Small magnitude of impact.  Furthermore, the proposed development 
would not detract from views of buildings such as Forbury Works which form part of 
the Market Place Conservation Area where it would cause an adverse Very Small 
magnitude of impact.  On balance, the proposed development would result in a 
Neutral effect. 

 

 

 

 

i Type of receptor: Fixed, Transient 
ii Nature of the view of the Development: Open, Filtered/restricted, None  
iii Degree of visual intrusion of the Development (extent of the view occupied by the Development): Full, Partial, Glimpse, None  
iv Proportion of the Development visible: Full, Most, Partial, Limited, None  












































