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This SCI should be read in conjunction with 
the suite of documentation which forms the 
applicants’ outline planning application to Reading 
Borough Council (‘The Council’) for the following 
proposed development at the site: 

Demolition and redevelopment to comprise up 
to [115,000] sqm GEA in one or more land uses 
comprising: Residential (Class C3 and including 
PRS); Offices (Use Class B1(a); development 
in Use Classes A1, A2, A3 (retail), A4 (public 
house), A5 (take away), C1 (hotel), D1 and D2 
(community and leisure); car parking; provision 
of new plant and renewable energy equipment; 
creation of servicing areas and provision of 
associated services, including waste, refuse, cycle 
storage, and lighting; and for the laying out of 
the buildings; routes and open spaces within 
the development; and all associated works 
and operations including but not limited to: 
demolition; earthworks; provision of attenuation 
infrastructure; engineering operations. All 
development, works and operations to be in 
accordance with the approved Development
Parameters Schedule and Plans.

Outline planning permission with the details of 
access, appearance, landscaping, layout and scale 
reserved for later determination.

1.0 — Introduction

This Statement of Community Involvement (SCI) has 
been prepared by Barton Willmore Engagement 
on behalf of Aviva Life & Pensions UK Limited.  It 
demonstrates the applicants’ commitment to 
collaborative working and provides a clear record of 
the pre-application consultation and engagement for 
the proposed development carried out between April 
and January 2020.
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1.1 — Location and current use of the site

•	 The site has a total area of 1.77 
hectares (4.4acres)

•	 Currently the site provides 6,969 
sq m of Class A1 floorspace

•	 The site is located in close proximity to 
Reading Railway Station on the northern 
side of the railway, benefiting from good 
transport links to areas of Reading as 
well as to locations outside Reading

•	 Major vehicular routes run along the 
site’s west and northern boundaries: 
Vastern Road and Caversham Road

•	 Pedestrian access from the Town centre, 
located south of the railway is enabled by a 
ground level passage beneath the railway 
tracks. Two alternative routes are placed east 
and west, alongside major vehicular routes

•	 It is surrounded by storage facilities and 
small retail units on the southern and 
western border. On the northern boundary 
the site is separated by Vastern Road from 
a row of terraced houses. The surrounding 
uses on the eastern boundary are mostly 
commercial: office spaces and parking

The site lies immediately adjacent to the 
railway station at the northern edge of 
Reading town centre. 

The site represents a significant 
redevelopment opportunity, providing 
the potential to secure a major mixed-
use sustainable development of a scale 
and quality that will contribute to the 
development of Thames Valley.

1.1 Physical Context

1. Assessment

1.1.1 Site Location 

66 ColladoCollinsArchitects 



Statement of Community Involvement 7



Reading Station Park 8

1.2 — Overview of the development

For reference purposes and to aid understanding of 
the themes shared and discussed in this document, 
please see indicative masterplan below.

•	 750-950 homes - studio 
to 3 bed apartments

•	 Primarily car free, with car 
parking provision made 
for blue badge holders

•	 Resident and visitor 
cycle parking

•	 New public realm spaces

•	 New pedestrian linkage 
between the Railway 
Station, underpass and 
Vastern Road heading 
towards the River Thames

•	 New offices, hotel, retail units/
gym/ community facilities

Illustrative aerial view of the site
Landscape and 
Public Open Space

Linear park

• Provides a new strategic connection between the 
River Thames and the town centre.

• Connects the railway station to the site, providing 
a car free route to Vastern Road, the Thames path, 
King’s Meadow and Christchurch Meadows.

• Provides ‘greening’ of the site by creating a linear 
park comprising new trees, shrub and herbaceous 
planting.

• Opportunities for both active and passive recreation 
and door step play.

• Provision of a range of seating spaces and seating 
options along the route.

Secondary streets

• Provide access for building servicing and parking for 
blue badge holders.

• The eastern street provides access and egress to the 
site with a dedicated pedestrian route along the 
building facade, creating a link between Vastern 
Road and the avenue ensuring permeability 
through the site.

• The western street will be a shared surface with 
priority given to pedestrians and cyclists. A pocket 
park at the end of the street creates a destination 
space and softens the streetscene.

Lobby courtyards and podium landscapes

• Provides breathing space off of the avenue, for 
residents entering the lobbies.

• Opportunity for greening with tree, shrub and 
herbaceous planting.

• Quiet and tranquil spaces to incorporate a range of 
seating options.

• Provides private amenity space for residents.

Hotel plaza

• Create a welcoming public plaza to the front of the 
hotel.

• Opportunity for specimen / feature trees within this 
key location.

• Bespoke seating or public art features.

• Potential outdoor cafe space.

Road frontage

• A green fringe that provides separation between 
Vastern Road and the site.

• Comprises a minimum zone of 5 metres to include 
replacement tree planting, pedestrian routes and a 
dedicated cycle lane connecting the railway station 
to the existing cycle lane along DeMontfort Road.

• The existing trees at the site entrance along 
Caversham Road will be retained and enhanced 
with new planting. 

23/04/2019 Aldgate High St - Google Maps

https://www.google.com/maps/@51.5140049,-0.0752967,3a,90y,5.61h,96.12t/data=!3m6!1e1!3m4!1swlCUgTKCvrB4zf7c7QqNXg!2e0!7i13312!8i6656 1/2

Image capture: Oct 2018 © 2019 Google

Street View - Oct 2018

London, England

 Google

Aldgate High St

The Avenue

• The avenue forms the primary route through the 
site for cars, delivery and people.

• It provides vehicular access for building services, 
deliveries, emergency services and blue badge 
parking.

• Creation of a tree lined boulevard incorporating 
large, specimen trees and blocks of structural shrub 
planting creates a verdant streetscene.

• Pavements will be designed to be wide enough to 
accommodate spill-out space for potential ground 
floor retail or food and beverage units.

• Opportunities for ‘play on the way’ and sustainable 
drainage features.

N

HERMES SCHEME
(FORMER ROYAL 
MAIL SITE)

VASTERN ROAD
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1.3  — Project team

For the purpose of this 
document, the core 
team members who 
have been involved 
in engaging with the 
community and may 
be referenced in this
report are:

Site Owner
Ben Littman – Aviva Investors

Project Managers
Phillip Jemmison - WT Partnership
Anthony D’Amico - WT Partnership

Architects
Roy Collado - Collado Collins Partners LLP
Robert Matthews - Collado Collins Partners LLP
Veronica Popescu - Collado Collins Partners LLP

Transport Consultant
Doug Hickman - Cole Easdon Consultants

Landscape Consultant
Paul Cope - Fabrik Ltd

Community Engagement
Kate Greatrix – Barton Willmore
Lucy Yaqub – Barton Willmore 

Planning Consultants
Marie Jasper – Barton Willmore
Robin Meakins – Barton Willmore
Amy Clarke – Barton Willmore
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2.0 — Planning Policy Context

In order to establish an appropriate 
engagement strategy for the proposed 
development, a review of the relevant 
national and local planning policy 
guidance has been undertaken, which 
is set out below.

 2.1 — National policy

The Government considers that pre-application 
engagement prior to the submission of a planning 
application is paramount to ensuring timely 
decision making, reducing delays and cost to 
the applicant while achieving quality outcomes. 
Paragraphs 39-46 of the National Planning Policy 
Framework (‘the NPPF’) refer to the role of the pre-
application engagement with the community and 
stakeholders in further detail. In essence, it
advices that: 

•	 Early engagement has the significant potential 
to improve the efficiency and effectiveness of 
the planning application system for all parties, 
and good quality pre-application discussion 
enables better coordination between 
public and private resources and improved 
outcomes for the community (paragraph 39).

•	 Local planning authorities should also, 
where they think this would be beneficial, 
encourage any applicants who are not already 
required to do so by law to engage with the 
local community and, where relevant, with 
statutory and non-statutory consultees, 
before submitting their applications.

•	 The more issues that can be resolved at pre-
application stage, including the need

•	 to deliver improvements in infrastructure 
and affordable housing, the greater 
the benefits (paragraph 41).

•	 The participation of statutory planning 
consultees with an early pro-active 
approach will assist local authorities in 
issuing timely decisions, helping ensure that 
applicants do not experience unnecessary 
delays and costs (paragraph 41).

•	 To avoid delay, applicants should discuss 
what information is needed with the local 
planning authority and expert bodies 
as early as possible (paragraph 43).

As this SCI and the accompanying DAS explains, 
the applicants and their development team have 
actively engaged with the local community and 
its key stakeholders throughout the evolution of 
the outline planning application. 

By virtue of the Planning and Compulsory 
Purchase Act 2004, Local Planning Authorities 
(LPA’s) are required to prepare a Statement of 
Community Involvement (SCI) to set out their 
policy on involving their community in preparing 
local development documents and on consulting 
on planning applications. The Planning Policy 
Guidance (PPG) also identifies the steps which 
LPAs must take in involving the public with
planning applications.
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 2.2 — Local policy
Under the Planning and Compulsory Purchase 
Act 2004, the Council is required to produce a 
Statement of Community Involvement (SCI). This 
document sets out how the authority intends to 
achieve continuous community involvement in 
the preparation of local development documents 
in their area. The SCI also covers how people and 
the community will be engaged in decisions on 
planning applications for major development that 
affect the authority’s area. 

The Council’s SCI was adopted in March 2014 and 
emphasises the importance of pre-application 
discussions between planning officers and 
developers, and between applicants and local 
communities prior to the submission of an 
application, and states: 

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

•	 Developers should prepare a project plan for 
pre-application involvement and consultation 
to be discussed and agreed with the case 
officer. The case officer will provide assistance 
in identifying and providing contact 
information for local representatives, groups 
and individuals who should be invited by 
the applicant to become involved in the 
proposals. This will include local residential 
and other property, representatives of 
community groups, including local Councillors, 
relevant statutory and non-statutory 
consultees, statutory undertakers and any 
other bodies or individuals to which such 
information is deemed relevant by the local 
planning authority. Where proposals relate 
to the historic environment, the developer 
will be required to consult a number of 
organisations with interests in these matters.

•	 The developer’s project plan should include 
details of the scope of the community 
involvement including which stakeholders 
will be engaged, timescales and milestones, 
materials that will be made available 
to the community and stakeholders 
and the venues proposed for holding 
interactive events. Website development 
resources should also be highlighted.



•	 The project plan should also discuss the 
need for local authority officer resources as 
part of the involvement process. Reading 
Borough Council already faces considerable 
pressure on planning staff resources. The 
Council cannot therefore guarantee to make 
staff resources available to assist involvement 
exercises or to attend public events. As 
a minimum, as part of pre-application 
discussions and correspondence, case 
officers from the Planning Section will:any 
such consultation meetings or exhibitions 
as it can appear that they are lending their 
support to the proposed development. 
However, there will be some schemes where 
the Council is working with a developer 
and therefore it would be appropriate for 
planning officers to attend the event. As 
for Members of the Planning Committee, 
the Planning Code of Conduct advises 
that they do not take part in discussions 
at any stage on any major development.

•	 The Council currently does not impose 
any charges for pre-application advice. 
However, should any such charges be 
introduced in the future, this would 
occur only after the publication of a 
scheme outlining the scale of charges.

•	 The policies and guidance set out in the 
NPPF and the Council’s SCI are important 
considerations when engaging with and 
involving the wider community in the 
planning process and have been key to 
forming the applicants’ engagement 
strategy for the proposed development.

•	 Barton Willmore operates a Good 
Practice Guide for Community 
Engagement as produced by Planning 
Aid England (see appendix 10).

•	 Provide information and advice on 
consultees and stakeholders relevant to 
involvement in a particular proposal

•	 Provide information and 
advice on potential venues for 
public interactive events

•	 Facilitate involvement with elected 
members where necessary

•	 Appraise and provide comment and 
advice on a community involvement 
project plan prepared by the 
developer/potential applicant 

•	 Arrange for links or material to be 
loaded onto the Council’s website.

Statement of Community Involvement 13
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•	 Case officers will make efforts to attend 
events and take part in involvement exercises 
as observers, if time and resources allow. 
Where officer attendance or assistance 
in pre-application involvement exercises 
is specifically requested by a developer/
potential applicant, and this is agreed on a 
“without prejudice” basis by the Planning 
Manager, any cost to the local authority 
will be charged to the developer/potential 
applicant at the Council’s standard rates 
for officer time and any materials.

•	 On the most significant or sensitive proposals, 
where very wide community interest is 
anticipated, it would be advisable to discuss 
community involvement arrangements with 
the community at the initial stage. Council 
officers can help to identify where this is 
likely to be required. Such initial approaches 
to the community and stakeholders should 
offer a range of involvement approaches and 
express willingness to meet groups or hold 
exhibitions/meetings to explore proposals. 
They should invite suggestions from the 
community and stakeholders on how 
involvement should take place to best meet 
the needs of the community. Prospective 
applicants should discuss with the community 
matters such as possible venues for exhibitions, 
meetings and other events, and the timing 
of those events to meet the needs of all in 
the community. This will be particularly 
important in involving hard to reach and 
specific groups within the community.

•	 Developers should prepare circular 
information on the developer/applicant’s 
intentions to make a planning application 
and develop a particular site. Developers 
should discuss the form and content of 
the information to be provided with the 
local planning authority. Such circular 
information shall be designed to include a 
means to feedback appropriate responses 
either by prompted questions or through 
other written and digital communication.

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

•	 Developers should arrange and provide 
at least one interactive involvement event 
designed to enable all consultees to 
attend, receive information, participate and 
feedback information on their area and 
its community and their views on possible 
development or other change in the area.

•	 Such an event might take the form of a place 
check, enquiry by design event, exhibition 
and workshop, a planning for real exercise, 
public meeting or similar facilitated interactive 
event. The timing and arrangements for the 
event should be set out in the project plan. 
It is advisable for developers to discuss the 
time, location, illustrative materials, facilitation 
arrangements and event programme 
with the local planning authority. The 
local planning authority must be invited 
to send representatives to observe and, if 
appropriate, to participate in any event.
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•	 Developers should provide a website of 
relevant information or provide digital images 
and information (or a suitable document 
such as a document in pdf format) that 
can be put on the planning page of the 
Reading Borough Council Website.

•	 Developers or prospective applicants will 
be expected to prepare a public report of 
community involvement for submission 
with a significant or sensitive planning 
application (as defined in this SCI), detailing 
the extent of the community involvement 
exercise carried out, reporting all views 
and responses and indicating the actions 
or changes that have been carried out or 
that it is proposed are carried out in order 
to meet the views and concerns raised 
by the community involvement. Where 
no actions are changes are proposed, the 
report should explain why this is the case.

In order to meet these requirements, a prospective 
applicant will need to allow considerable time for 
carrying out pre-application involvement.



Reading Station Park 16

3.0 — Consultation Process

The aim of our community consultation is to 
engage with local residents, stakeholders and other 
interested parties; inform them of the investment 
that is being made in their community, identify any 
significant local issues or concerns and ensure these 
are addressed in an inclusive manner.

3.1 — Consultation aims 3.2 — Process overview

The objectives throughout the process of 
consultation with the local community have 
been to:

•	 Research and identify all relevant 
interest groups and parties

•	 Encourage as much input as possible from 
the local community, including residents, 
interest groups, Councillors and businesses

•	 Provide the community with genuine and 
well publicised opportunities to provide 
feedback on the proposed scheme

•	 Identify and address where possible 
any issues or concerns highlighted by 
the community and stakeholders

•	 Be clear about what can be changed 
and what cannot, and explain why

•	 Be inclusive, accessible, 
transparent and engaging

•	 Clearly communicate all feedback from the 
local community to the wider project team

Engaging with stakeholders and the local 
community in a timely, appropriate and inclusive 
manner and seeking their involvement and 
feedback to the applicant’s proposals has been 
crucial. A key element has been to conduct 
an open dialogue with stakeholders and local 
residents.

Public consultation and events on the proposed 
site and development began in April 2019. The 
process of public consultation was designed to 
coincide with, and inform, the key stages of design 
development and present the evolution of the 
design in a clear and informative manner that 
enables the community to contribute and respond 
in an informed way.

Two principal stages of pre-application 
consultation were held to discuss the site and 
the design proposals. The public exhibitions were 
delivered in September and October 2019.
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Stage 1— Stakeholder and Public 
Consultation

Early meetings were held with Reading Borough 
Council officers to determine the required 
level of consultation. The initial stage of public 
consultation focused on raising awareness 
of the site, its potential redevelopment, and 
understanding any local issues or concerns.
This was carried out through meetings with 
local stakeholder groups and a two day public 
exhibition. Feedback was collected to help 
understand residents’ initial thoughts on the 
proposals and inform further design development 
and progression of the scheme.

Stage 2 — Stakeholder and Public 
Consultation

Following the Stage 1 ‘raising awareness’ 
consultation, a further two day public exhibition 
was held. The exhibition comprised of detailed 
feedback from the community from the first 
public exhibition and shared the revised proposals 
in order to seek further feedback ahead of the 
submission of an outline planning application.

Meetings were also held with local stakeholder 
groups and Reading Borough Councillors.

Future Engagement 
 
The applicants will continue to engage with 
stakeholders and neighbours close to the site to 
further discuss any specific issues and maintain an 
ongoing dialogue.
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3.3 — Consultation tools

Numerous methods 
and tools were used to 
raise awareness of the 
project and the public 
exhibitions in the local 
area.

Consultation boundary

A consultation boundary was established in 
the early stages of the project. The consultation 
boundary comprised of 1,168 residents and 
businesses and was used as a basic distribution 
area for the consultation material.

The main streets within the boundary are listed 
below:

Vastern Road
Lynmouth Road
DeMontfort Road
Brigham Road
Thames Ave
Waterman Place
Randolph Road
Newport Road
York Road
Swansea Road
Ross Road
Addison Road
Cardiff Road
Meadow Road
Richfield Ave
Milford Road
Cremyll Road

Consultation boundary
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This is Reading 
Facebook – 
posted 20/9/19

Publicity

The following methods were used to publicise the 
public exhibitions:

•	 Invitations and flyers distributed to homes and 
businesses within the consultation boundary

•	 Exhibition dates published on the 
dedicated project website

•	 Email invitations to the project 
contact database 

•	 Newspaper advertisements in the 
Slough Express and Slough Observer

•	 Local community group social media channels

•	 Get Reading Press Coverage
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Website
 
In July 2019, a project website was launched, 
dedicated to the consultation and engagement 
process. The website was updated with key 
information on the proposals, notice of exhibitions 
and how to give feedback. Feedback forms were 
available to be completed online with a section 
also provided where PDF documents of all 
consultation material and exhibition boards could 
be downloaded. The website can be accessed at: 
www.rssp.co.uk

Email updates

Email updates have been sent to residents who 
signed up to be kept up to date, informing them 
of the progress of the project and updating them 
on the consultation process, to ensure anyone 
interested is kept fully informed of matters relating 
to the project.

Email

A dedicated email address RSP@bartonwillmore.
co.uk was set up at the beginning of the project 
to provide a direct contact point for queries 
throughout the process.

Project phone number

A telephone number (0207 466 6837) and out 
of hours number (07766 086738) were set up for 
all queries regarding the consultation and wider 
project. This was staffed and managed by the 
applicants’ community engagement team.

GO

Search

www.rssp.co.uk

READING STATION PARK

Hello!
Welcome to our website which we hope will help to inform 
and keep you up to date on our plans to redevelop the 
Station Shopping Park in Reading and to give you the 
opportunity to have your say on our proposals.

We are fully committed to involving and communicating 
with local residents and the wider community throughout 
each stage of our development process.  Over the coming 
weeks and months we will be meeting with local residents, 
Stakeholders and members of the Council to gain feedback 
and understanding of our initial proposals.

We will regularly update this website to include information 
on dates for our Public Exhibitions, updated design 
proposals and any other relevant information or news.

If you would like to be kept up to date with our emerging 
plans, please take a couple of minutes to register.

News Ticker Udaesto ea sendant reas    |  News Ticker Udaesto ea sendant reas    |  News Ticker Udaesto ea sendant reas    |  News Ticker Udaesto ea sendant reas    |  News Ticker Udaesto ea sendant reas    |  News Ticker Udaesto ea sendant rea

Privacy Policy  |  Terms and Conditions   |  Cookie Policy

RSP Community Engagement Team
c/o Barton Willmore
 7 Soho Square
London
W1D 3QB

0207 446 6837
readingstationpark@bartonwillmore.co.uk

Contact

© 2019 Web Design by Barton Willmore

Background

Your Views

Proposal

Contact Us

Register

Register for Updates 

If you would like to be kept up to date with our emerging plans,
please take a couple of minutes to register.

Background Proposal Your Views Contact Us
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Project database

The project database was used to keep a record 
of people who expressed an interest in remaining 
involved or informed about the project.

The database was built up using the following 
methods:

•	 People who directly contacted the 
applicants’ community engagement team 
via the project email and phone line

•	 Records of attendees at exhibitions who 
requested to be kept informed about the project

•	 People who completed feedback forms 
requesting to be kept informed on the proposals

•	 Representatives of local groups and 
associations contacted directly

The database was used to send invitations and 
updates regarding the project.

We take data protection seriously. Personal details 
were supplied to the Barton Willmore community 
engagement team for the purpose of research 
in connection with this project and in order to 
update people on the database on the progress 
of the project. Personal details will be treated as 
confidential and will not be shared, passed on to 
or used by any third parties and they will only be 
retained until the end of the planning process for the 
project, after which time they will be deleted.
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3.4 — Consultation tools

Stakeholder meetings 

Meetings were offered to key local stakeholder 
groups at relevant stages of the project to keep 
them informed of the progress of the project. 
These discussions helped the project team to 
understand more about local views and priorities 
for the area.  Representatives of the following key 
local stakeholder groups, groups and media were 
contacted by the development team to discuss the 
proposed development during the consultation 
process: 

•	 Cllr Karen Rowland (Abbey Ward, Lead 
Councillor for Culture, Heritage and Recreation)

•	 Cllr Tony Page (Abbey Ward, Lead 
Councillor for Strategic Planning, 
Environment and Transport)

•	 Cllr Mohammed Ayub (Abbey Ward)

•	 Representatives from Conservation 
Area Advisory Committee (CAAC)

•	 Representatives from Bell Tower 
Community Association

•	 Representatives from Lynmouth 
Road Residents Association

•	 Representatives from Caversham 
Globe (GLOBE)

•	 Representatives from Reading Civic Society

•	 Representatives from Caversham and 
District Residents Association (CADRA)

•	 Peter Robinson (author of blog www.
readingonthames.com)

•	 Hugh Ford (Get Reading)

•	 Alan Bunce (Thames Tap)

Public exhibitions

Two public exhibitions were held as part of the 
consultation process. Both exhibitions were held 
at The Crowne Plaza, Caversham Bridge which was 
chosen due to its close proximity to the site.

Both exhibitions were staffed by the applicants’ 
community engagement and wider project team. 
Exhibition banners were used to describe
the proposals.

The primary consultation tool at both the public 
exhibitions was a feedback form; this varied in detail 
for each exhibition and was used to seek feedback 
on specific aspects of the proposals that the project 
team sort input on at each stage and offered open 
areas for people to record their views.  More detail  
on the exact content of the public exhibitions can  
be found in the chapters related to each 
consultation stage in this report.

Collecting feedback

An important part of the consultation process is to 
analyse and report back on the findings from both 
public exhibitions and stakeholder meetings in order 
for the findings to feed into the design process and 
keep the development team updated on any topics 
or issues which arise.

Feedback collected through consultation events was 
analysed by the community engagement team and 
reported back to the project development team.

We know your time is precious, but we would really appreciate you giving us some 

details - before you give us your thoughts and comments - to help us ensure we are 

reaching as many people in the community as possible.

PROPOSED REDEVELOPMENT OF 

THE STATION SHOPPING PARK

Please proceed to questions within.

Vastern Road, Reading RG1 8AJ

What is your home postcode? *

What is your connection to the area?*
What is your age group?*

What is your gender?*

What is your employment status?*

I live here 

I work here

 I study here 

Other
Male

Female

Other

Prefer not to say

17 or Under

18-24

25-34

35-44

45-54
Working full-time

Working part-time
Zero-hour contract

Self-employed

Apprenticeship

55-64

65-74

75-84

85 or Over

Student 

Unemployed

Retired

Other

We know your time is precious, but we would really appreciate you giving us some 

details - before you give us your thoughts and comments - to help us ensure we are 

reaching as many people in the community as possible.

PROPOSED REDEVELOPMENT OF 
THE STATION SHOPPING PARK

Please proceed to questions within.

Vastern Road, Reading RG1 8AJ

What is your home postcode? *

What is your connection to the area?*

What is your age group?*

What is your gender?*

What is your employment status?*

I live here 
I work here

 I study here 
Other

Male

Female
Other

Prefer not to say

17 or Under
18-24

25-34
35-44

45-54

Working full-time Working part-time Zero-hour contract Self-employed Apprenticeship

55-64
65-74

75-84
85 or Over

Student 
Unemployed

Retired
Other

We know your time is precious, but we would really appreciate you giving us some 
details - before you give us your thoughts and comments - to help us ensure we are 
reaching as many people in the community as possible.

PROPOSED REDEVELOPMENT OF 
THE STATION SHOPPING PARK

Please proceed to questions within.

Vastern Road, Reading RG1 8AJ

What is your home postcode? *

What is your connection to the area?*

What is your age group?*

What is your gender?*

What is your employment status?*

I live here I work here  I study here Other

Male Female Other Prefer not to say

17 or Under 18-24 25-34 35-44 45-54

Working full-time Working part-time Zero-hour contract Self-employed Apprenticeship

55-64 65-74 75-84 85 or Over

Student Unemployed Retired Other

We know your time is precious, but we would really appreciate you giving us some 

details - before you give us your thoughts and comments - to help us ensure we are 

reaching as many people in the community as possible.

PROPOSED REDEVELOPMENT OF 

THE STATION SHOPPING PARK

Please proceed to questions within.

Vastern Road, Reading RG1 8AJ

What is your home postcode? *

What is your connection to the area?*

What is your age group?*

What is your gender?*

What is your employment status?*

I live here 
I work here

 I study here 
Other

Male
Female

Other
Prefer not to say

17 or Under
18-24

25-34
35-44

45-54

Working full-time Working part-time Zero-hour contract Self-employed Apprenticeship

55-64
65-74

75-84
85 or Over

Student 
Unemployed

Retired
Other
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Examples of banners used at first public exhibition
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3.5 — Consultation meetings and exhibitions

The following table 
highlights the stakeholder 
meetings and public 
exhibitions held during the 
consultation period.

Consultation Date

Pre-application meeting with case officer 31st May 2019

Meeting with Cllr T Page (Lead Councillor for 
Strategic Planning, Environment and Transport, 
Ward Councillor) and Cllr K Rowland (Lead 
Councillor for Culture, Heritage and Recreation)

10th September 2019

Pre-application meeting with case officer 12th September 2019

First Public Exhibition 25th and 26th September 2019

Meeting with Lynmouth Road Residents 
Association

17th October 2019

Second Public Exhibition 30th and 31st October 2019

Meeting with Reading Civic Society, CADRA and the 
Conservation Area Advisory Committee

21st January 2020

It should be noted that an individual meeting was 
offered to the Bell Tower Community Association, 
but this was not taken up. However, the project 
team did engage with members of the Association 
during both public exhibitions and via email.

Example of presentation used at stakeholder meetings
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4.0 — Stage 1 Consultation

Initial consultation and engagement focused 
on informing the community and identified 
stakeholders of our intentions to redevelop 
the site, gain an understanding of any issues or 
concerns, and answer any questions local people 
and stakeholders might have regarding the 
proposed redevelopment and emerging proposals.

The analysis of this feedback and early meetings 
led to the design and layout proposals for the site, 
which was first presented at a public exhibition 
held on 25th and 26th September 2019.

Stage 1 consultation included the following 
activities: 

•	 Meeting with case officer to agree 
required stakeholder and community 
engagement and consultation process

•	 Raising awareness of the planned 
redevelopment of the site whilst sharing 
consultation process and next steps

•	 Approaching key stakeholders to 
develop a database of organisations, 
associations and individuals with an 
interest in the project and site

•	 First public exhibition

•	 Collecting feedback on the initial design 
proposals to further inform design 
and progression of the scheme
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4.1— Public exhibition stage 1
In order to ensure the wider community and not 
just those within the site’s immediate vicinity were 
notified, the applicants invited over 1,168
households and businesses to attend the public 
exhibition. A copy of the invitation, distributed 10 
days prior to the exhibition, is reproduced
on page 25. Details of the exhibition dates and 
location were also provided on the applicants’ 
website – www.rssp.co.uk

Exhibition location:

Crowne Plaza Hotel
Caversham Bridge
Richfield Avenue
Reading  RG1 8BD

The venue was chosen for its recognition locally 
and for being accessible on foot, by car, bus or train.

Dates and times:

Wednesday 25th September from 3pm to 8pm
Thursday 26th September from 3pm to 8pm

Total number of visitors: 

The public exhibition had over 118 visitors over the 
2 days.

93 people signed in at the exhibition with 
postcodes giving an indication of geographical 
attendance.

The exhibition also provided visitors with the 
opportunity to pose questions directly  to the 
project team, and to provide feedback on the 
emerging masterplan via comment forms made 
available on both days.

Stamped addressed envelopes were also provided 
for visitors wishing to provide feedback at a 
later date. The deadline for postal forms to be 
returned was advised as Monday 7th October 2019. 
Feedback forms were available to be completed 
online along with copies of the exhibition banners, 
enabling an increased contribution from the 
community.

A summary of feedback received can be found on 
the following pages (a copy of the feedback form 
can be found in Appendix 3).

Indication of attendance at Public Exhibition.
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The exhibition provided visitors with the 
opportunity to understand the rationale behind 
the proposals and the emerging masterplan.

12 exhibition banners were presented, covering the 
following information:

•	 Welcome

•	 Background

•	 Planning Policy Context

•	 Emerging Context for Station Area

•	 Emerging Masterplan

•	 Illustrative Images

•	 Access and Parking

•	 Landscape and Public Space

•	 Height of Proposed Development

•	 Benefits

•	 Timeline

•	 Have your say

A complete copy of the exhibition banners
displayed during the public exhibition can be 
found in Appendix 2.

Website hits from 24/9/19 to 7/10/19
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4.2 — Response to public exhibition

Attendees were asked 
to complete a comment 
form on the proposals 
to record their level of 
agreement or otherwise 
on the key aspects of the 
scheme, in order to obtain 
structured feedback. 
The forms also allowed 
space for more detailed 
comments and feedback.

Summary of feedback

A total of 220 comment forms were received with 
62 completed at the public exhibition attended by 
118 people over the 2 days. The majority of forms 
were completed online with a small amount being 
received in the post. A deadline of Monday 7th 
October 2019 was advised.

It should be noted that the majority of the 
feedback has come from residents living in 
Caversham – many of whom did not attend the 
public exhibition - with only a few residents 
commenting from the area immediately 
surrounding the site and in Abbey Ward. The 
results to our questions, are therefore heavily 
weighted to residents North of the River Thames.

Map showing distribution of responses to comment form
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Positive comments:

•	 Walkways/pedestrian & cycle access linking 
the Railway Station to Vastern Road, 
the River Thames and around the site.

•	 Green spaces/trees/public space

•	 Good use of the site for mixed-
use redevelopment

•	 Improvement to the area

•	 Retail space: Shops/restaurants

•	 Predominately car free development

•	 Design: mix of high/low rise 
and high quality

•	 Landscaping

•	 Provision of more housing

Concerns:

•	 No need for any more office 
space - lots already empty

•	 Design - boring/no wow factor/ugly/soulless

•	 Too many flats - don’t need more housing

•	 Traffic congestion

•	 Height of main buildings

•	 Lack of/Impact/strain on local 
services e.g. GP surgery, schools

•	 Lack of parking

•	 Loss of retail stores especially ALDI

The following is a high-level summary of feedback 
received from the comment forms. Key recurring 
topics and comments noted, in no particular order, 
are as follows:
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4.3 — Detailed feedback from comment forms

The following is a detailed analysis drawn from the 
220 comment forms completed. The community 
were asked to answer a total of eight questions. 
Questions 1-5 were direct response questions and 
questions 6-8 were open-ended questions to allow 
residents to provide more comments and suggestions 
enabling both positive and negative feedback.

Strongly Agree Agree Neutral Disagree Strongly Disagree

Q1.  Our aspiration for the site is to deliver 
high-quality housing and office space 
to help make the new station quarter 
an enjoyable place to work, live in and 
to visit. Do you agree with the overall 
approach to this scheme?

19% of respondents either agreed or strongly 
agreed that the site could deliver high-quality 
housing and office space to help make the new 
station quarter an enjoyable place to work, live in 
and visit. 64% disagree or strongly disagree. 14% 
were neutral and 3% did not comment.

Q2.  New pedestrian routes through the 
site will extend public access from the 
town centre, through the site to the 
riverfront and beyond. Do you think this 
is a good idea?

Just over a half of respondents (55%) agreed or 
strongly agreed that it was a good idea to have 
new pedestrian routes through the site that 
will extend public access from the town centre, 
through the site to the riverfront and beyond. 
27% either disagreed or strongly disagreed. 
17% were neutral with only 1% of respondents 
choosing not to comment.

16% 14%

16%
48%

3%
3%

1%
19%

36%

17%
9%

18%
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Q3.  The provision of open space, 
landscaping, cafes, restaurants and 
retail is important for new and existing 
residents. Do you think this will be an 
improvement to local amenity provision?

36% of respondents agreed or strongly agreed 
that the provision of open space, landscaping, 
cafes, restaurants would be an improvement 
to local amenity provision, with 14% remaining 
neutral. However, 49% disagreed or strongly 
disagreed, with 1% choosing not to comment to 
this question.

Q4.  New premium office space will 
make a significant contribution towards 
Reading’s established position as the 
‘Capital of the Thames Valley.’

The majority of respondents (60%) strongly 
disagreed or disagreed that new premium office 
space would make a significant contribution 
towards Reading’s established position as the 
‘Capital of the Thames Valley’. 19% either agreed 
or strongly agreed with 19% remaining neutral on 
this question. 2% chose not to comment.

Q5.  At this stage, would you support a 
planning application for the proposed 
development?

71% of respondents stated they would not 
support a planning application at this stage.  It 
should be noted that the majority of responses 
to this question came from residents living in 
Caversham - many of whom did not attend 
the public exhibition but chose to comment 
online following a social media campaign to 
oppose the proposed development.  The results 
are therefore heavily skewed to residents living 
North of the River Thames.

11%
1%

25%

14%

18%

31%

3%
2%

16%
19%

25%
35%

12%

17% 71%

Yes No

KEY
Undecided
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Q6.  What aspect of the proposals to you 
particularly like:

Sample size:  201 people with 172 responses.

Don’t like anything

Walkways/pedestrian & cycle access linking Station to...

Green spaces/trees/public space

Improvement to the area

Good use of the site for mixed-use redevelopment

Retail space: Shops/restaurants

Predominantly car free development

Design: mix of high/low rise/high quality

Landscaping

Provision of more housing

Provision of office space

45

34

22

13

13

12

10

9

7

6

1

0 10 20 30 40 50

Whilst the highest response of 45 people stated 
they didn’t like anything about the proposals to 
redevelop the Shopping Park the following were 
particularly liked by respondents:

•	 Walkways/pedestrian & cycle access 
linking Railway Station to Vastern Road, 
the River Thames and around the site

•	 Green spaces/trees/public space

•	 Good use of the site for mixed-
use redevelopment

•	 Improvement to the area

•	 Retail space: Shops/restaurants

To a lesser extent but still liked is:

•	 Predominately car free development

•	 Design: mix of high/low rise and high quality.

•	 Landscaping

•	 Provision of more housing



Statement of Community Involvement 35

“The area could 
do with a facelift 
and greater areas 
for pedestrians 
would be 
beneficial.”

“Absence of 
car parking is 
appropriate in this 
central location.”

“Re-development of an 
area of little architectural 
merit is an opportunity 
to improve the built 
environment in Reading.”

“The current use is a terribly 
inefficient use for a site this 
close to the town centre and 
railway station, and the proposals 
represent a much better use. 
Although I would be sad to see 
Aldi lost, I only go there because 
it’s convenient so, if it wasn’t there, 
I’d go somewhere else instead.”

“New housing on  
a brownfield site.”

 “I like the increase in 
density of the site.”

“It is good to 
redevelop the area.”

“It will provide more housing.”

“The aspiration for 
car-free living.”

“Open spaces and pedestrian 
access to the station...love 
New York like skyline...”living.”

“Better pedestrian 
access to the station.”

“Tall landmark buildings help 
attract businesses, putting Reading 
on the map, provide a sense of 
ambition, and provide employment 
opportunity as alternatives to 
commuting to London.”

“Provision of additional 
central Reading housing 
accommodation.”

Some positive comments provided:

“The regeneration of an 
old and poorly maintained 
area of the town.”

“Connecting the town 
centre with the river with 
paths is a nice idea.”

“I like the height of the 
office building, although 
I think it could be even 
taller (30+ storeys).”

“Will depend on architecture 
but the whole area has been 
a mess for decades and isn’t a 
good advert for Reading - a high 
quality development is needed.”
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Q7.  Do you have any reservations about 
the proposals?

Sample size:  201 people with 430 responses

Loss of retail stores esp ALDI

Lack of parking

Lack of/Impact/strain on local services e.g. GP surgery,...

Height of main buildings

Traffic congestion

Too many flats - don’t need more housing

No need for anymore office space - lots already empty

Design - boring/no wow factor/ugly/souless

None

No joined up thinking for the 3 sites in the area/joined...

Lack of outdoor/indoor leisure facilities

Lack of detail on affordable housing

Don’t need anymore coffee shops/restaurants

Over development of the site

Not enough landscaping/Public space

Lack of secure cycle storage

Glut of property for sale and rent, possibly devaluing...
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The top reservations about the proposals are:

•	 Loss of existing retail stores, Aldi 
being the most mentioned.

•	 Lack of car parking on site

•	 Impact and strain on local 
services e.g. GP surgery

Followed by:

•	 Height of main building

•	 Traffic congestion

Many residents have questioned the need for more 
housing, especially the need for more flats and the 
need for more office space as it is felt that there are 
many empty office units in the Town.
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Some comments provided expressing 
concerns and reservations:

“READING DOES NOT NEED 
MORE EMPTY FLATS OR OFFICES!  
PLEASE DONT TAKE AWAY THIS 
IMPORTANT COMMUNITY RETAIL 
RESOURCE-  ALL THE OTHER 
RETAIL OUTLETS ARE THE OTHER 
SIDE OF READING.”

“I think the buildings of 20 
and 17 storeys are far too 
high, as they will cut out 
light, create wind tunnels 
and lead to far too great 
a population density for a 
limited area.”

“I think the design looks a bit naff, 
boring and by the numbers. It 
could be any building anywhere. 
The station looks so modern and 
the Royal Mail plans look a lot 
more contemporary. “

“To lose a food supermarket as 
well used as Aldi is a major step 
back for the immediate area.”

“No more flats please.”

“There are already plenty of flat 
developments.  Small houses 
would be more suitable as there 
is a lack of these for families.”

“Too many flats going into town,  
with not enough provision for 
family housing , car spaces, private  
gardens,  doctors surgeries, sports 
facilities, schools etc.”

“Nothing screams Reading, 
and nothing says prime 
location.”

“I really don’t see why 
more office space is 
needed when there are 
empty offices.”

“Keep the precious retail park. 
There’s plenty of other office 
and residential options.”

“Reading is being turned 
into flat central.”

“Soon enough, people 
will not want to live here 
as it will be full of empty 
offices, empty buildings 
and no facilities, education 
space or health advice.”
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Q8 - Do you have any other 
comments

Sample size:  165 people with 68 
comments and 50 suggestions

Do you have any 
suggestions?

Lack of parking on site and with all proposed...

Lack  of infrastructure

Reduce number of flats/don’t need more flats

Loss of current retail impacting local residents

Must be considered alongside the other proposals

More leisure facilities needed

Lots of empty office units already

More details on affordable housing

Improve the design/be braver

There must be no residents parking facilities

Landmark building needs to be reworked

Lack of environmental information

Need areas for children to play 

Good use of the site

Traffic congestion

No mention of cycle facilites

Engage more with local residents in Lynmouth Road

Blue badge parking spaces

Segregated cycle paths would be good

14

10

7

7

7

5
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2

2
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1

1

1

1

1

1

1

1

1
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Large retail store to be included in plans

Reduce building heights

Provision of a third Thames River bridge

Provide some visitor parking only

Build houses with gardens not flats

How about a footbridge over Vastern Road

Improve cycle routes/storage facilites

Cocktail bar on one of the roof spaces

Include good nightlife e.g. bars, live music

Cheap housing for Key Workers

Sports centre

New cinema

Improve bus services

Electric car charging points

Bowling alley, an arts centre, a large scale theatre

A convention centre to accompany the office tower

Gym

Include outdoor play spaces for children

16

7

5

3

3

3

2

1

1

1

1

1

1

1

1

1

1

1

0 5 10 15 20
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4.4 — Questions raised at the public exhibition

Questions Response
What type of planning application are you planning 
to submit?

We will be submitting an outline application, which 
deals with the broad principles of the development, 
such as what the site will be used for. This allows us 
to later agree with the Council and local community 
a more detailed future proposal, called a Reserved 
Matters application. This will allow us to finalise 
aspects such as the design of the development, 
housing numbers, parking spaces and landscaping.

How many of the flats will be affordable? Is there 
social housing or reduced rent accommodation?

We are uncertain how many flats will be affordable 
as we will agree a level with the Council. At this 
stage social housing providers have not been 
approached about taking part of the development 
as it is too early in the process. At present it is not 
Aviva’s intention to rent out the accommodation, 
but this may be reviewed nearer the completion of 
the development.

Why do we need more office space, when there are 
lots of empty locations already in Reading?

We do not know the reason for vacant office space. 
It could be that it is not providing the specification 
that occupiers seek, or it might have a tenant who is 
not occupying the space. We are advised by Savills, 
our investment agent, that in the future there will 
be demand for office space. What’s more, providing 
multiple uses enables the space to be more 
sustainable, with people around at all times.

Where will visiting family and friends of the new 
residents park?

Many visitors will use the train or bus services, 
however anyone using a car can park in the 
adjacent multi-storey car park. There are also over 
4 other public car parks within walking distance of 
the site.

Where is the parking for the residents? There will be parking facilities for blue badge 
holders. The current Government policy is that inner 
town/city developments, with good transport links 
should not be provided with parking for all.

What is the plan for the existing shops already in 
situ?

To deliver the development all the existing shops 
will need to be demolished. In the new
development, most of the ground floors will offer 
space for shops, restaurants, offices and other non-
residential uses, which means the existing retailers 
could be accommodated.
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Where are residents expected to shop for groceries 
and access amenities like schools
and leisure facilities without putting more strain on 
local transport infrastructure?

We would like a shop selling groceries to be one of 
the shop occupiers. In relation to schools, we will be 
required to pay a Community Infrastructure Levy to 
the Council when the works start so that they have 
the money to provide school places. As for leisure, 
we see this as a good addition to the completed 
project and will have space for a gym or similar 
facility if
sought.

What provision for dentist/ health services will there 
be?

We will provide space for community uses which 
could include dentist or health uses if
sought. During the consultation with the Local 
Planning Authority, the need for new health 
services will be identified through their consultation 
with Berkshire West Primary Care Trust.

Will mature trees actually be planted not young 
trees?

We will seek to provide a variety of landscaping. 
We will have to agree with the Council on the types 
of trees to be planted, and those selected need to 
be sustainable. We will consider the provision of 
suitable mature trees in the development.

What limitations are there/will there be for public 
access to the green spaces within the site?

Green spaces for public access will where possible 
be incorporated into the ground level external areas 
of the buildings.

Does Reading have a plan for encouraging 
independently run businesses to open and
flourish in the secondary and tertiary areas of the 
town?

We are unaware of a plan that specifically focuses 
on independent businesses in secondary and 
tertiary areas of the town. However, the current 
Reading Economic Development Plan (2016-
2020) www.livingreading.co.uk/doingbusiness/
economic-developmentstrategy
was written by Reading UK CIC in collaboration 
with Reading Borough Council and mentions 
maximising investment through promotion, 
business engagement and in micro start-ups and 
workplace provision.
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5.0 — Stage 2 Consultation

The second stage of consultation on the proposed 
development presented further details on the scheme 
including, how the proposals had progressed in 
response to feedback and further design considerations.

Stage 2 consultation activities included: 

•	 Ongoing communication with local 
stakeholders to discuss the proposals

•	 Assessment of Stage 1 feedback

•	 Updating the community on the evolution 
of the proposals to continue to gather 
feedback through a public exhibition

•	 Responding to questions and 
emails from the public

•	 Attending residents committee meetings 

Following the first stage of consultation, the project 
team reviewed the key topics raised by local 
people in order to clarify certain queries and see 
where the proposals could respond to some of the 
feedback. This round of consultation focused on 
areas where it was considered more information 
could be provided to clarify areas of the scheme, as 
well as areas where changes had been made to the 
proposals.

Some of the issues considered at this stage were:

•	 Heights of buildings 

•	 Parking – both on-site and off-site

•	 Landscaping 

•	 Traffic congestion

•	 Retail space especially for a small supermarket

•	 Community facilities/hub
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5.1 — Stakeholder engagement
Following the first stage of consultation, the 
community engagement team continued to 
engage with local residents, the wider community 
and stakeholders to keep everyone up to date 
on progress and continue to gain feedback and 
understand any ongoing or new issues or concerns.

Local key stakeholders were again invited to a 
private preview at the second exhibition with the 
project team to view the evolving scheme.

At this final stage a meeting was held with the 
Lynmouth Road Residents Association.  Many 
questions were raised and answered about heights 
of buildings, car parking, community facilities, 
communication with SSE and Hermes site (former 
Royal Mail sorting office) and retail units including 
more information on the potential size of a small 
supermarket.
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5.2 — Second public exhibition 

The second and final pre-planning public 
exhibition was held on the 30th and 31st October 
2019. This exhibition presented feedback from 
the first exhibition and changes to the scheme 
following stakeholder and community feedback. 
The exhibition was attended by members of the 
project team to help answer any questions visitors 
had.

Exhibition location:

Crowne Plaza Hotel, Caversham Bridge, Richfield 
Avenue, Reading, RG1 8BD

The venue was chosen for its recognition locally 
and for being accessible on foot, by car, bus or train.

Dates and times: 

Wednesday 30th October from 3pm to 8pm
Thursday 31st October from 3pm to 8pm

Total number of visitors: 

The public exhibition had 79 visitors over the 2 
days. 60 people signed in at the exhibition with 
post codes giving an indication of geographical 
attendance in relation to the site.

The exhibition provided visitors with the 
opportunity to pose questions directly to the 
project development team and provide feedback 
on the amended masterplan via comment forms 
– also available online – made available on both 
days. Stamped addressed envelopes were also 
provided for visitors wishing to provide feedback 
at a later date. However, a deadline of Friday 8th 
November was advised.

It was encouraging to see more people living 
close to the site attend the second exhibition.

Indication of attendees at Public Exhibition held on the 30th and 31st October 2019



Statement of Community Involvement 45

A summary of feedback received can be found on 
the following pages (a copy of the feedback form 
can be found in Appendix 7).

14 exhibition banners were presented covering the 
following information:

•	 Welcome

•	 Planning Policy Context

•	 Emerging Context for Station Area

•	 Summary of feedback from our first exhibition

•	 Detailed Feedback from our first exhibition (x2)

•	 Questions Raised

•	 Emerging Masterplan

•	 Understanding the Planning Process

•	 Access Circulation and Parking

•	 Landscape and Public Open Space

•	 Daylight/Sunlight

•	 Benefits

•	 Have your say

A complete copy of the exhibition banners 
displayed during the public exhibition can be 
found in Appendix 6.

All exhibition materials from Stages 1 and 2 were 
available to download from the project website at: 
http://www.rssp.co.uk/more-information/

Website hits from 20/10/19 to 15/11/19
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5.3 — Response to feedback

Attendees at the exhibition were asked to 
complete a feedback form on the revised 
proposals to record their level of agreement or 
otherwise on the key aspects of the scheme, in 
order to obtain structured feedback. The forms 
also allowed space for more detailed comments 
and feedback. 

Summary of feedback
A total of 208 comment forms were received. 32 
forms were completed at the exhibition, but the 
majority of forms were submitted online with 
some being sent via post. A deadline of Friday 8th 
November 2019 was advised.

Area of responses to site:
This time far fewer Caversham residents attended the public exhibition but still completed comment forms 
online with mainly negative responses.
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Positive comments:

•	 Walkways/pedestrian & cycle access 
linking Railway Station to Vastern Road 
and River Thames and around the site

•	 Green spaces/trees/public 
space/landscaping

•	 Reduction in height of buildings

•	 Overall design and layout 
of the development

•	 Improved cycle routes

•	 Redeveloping site for something other 
than car park/ideal for inner city living

•	 Car free development

•	 Car club facilities

•	 Provision of new homes and retail space

Concerns and reservations:

The key concerns remain almost identical to 
the first exhibition responses and are most 
commonly about: 

•	 Strain on local facilities/services 
– especially GP surgery

•	 Losing ALDI but this time additional 
comments on losing the retail space 
and free car parking as a whole

•	 Increased traffic congestion in the 
area and Reading as a whole due 
to the amount of housing being 
proposed in general in the area

•	 Lack of parking provision on site 
for both residents/visitors/workers 
– concerns from local residents that 
people will park on their streets

Of lesser concern but still important are:

•	 No need for more flats – many 
comments about no more space for 
new residents, no need for flats need 
family housing with gardens

•	 Height of building(s) – the main 
comments were on the Block D rather 
than the height of all the buildings

The following is a high-level summary of feedback 
received from the comment forms. Key recurring 
topics and comments noted, in no particular order, 
are as follows:
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5.4 — Detailed feedback from comment forms

The following is a detailed analysis drawn from the 
208 comment forms completed both at the public 
exhibition and online. People were asked to answer 
a total of seven questions. Questions 1-4 were direct 
response questions and questions 5-7 were open-
ended questions to allow people to provide more 
comments and suggestions enabling both positive 
and negative feedback.

Q1.  What do you think are important 
facilities to be included in this 
development?

Residents consider the provision of GP/Healthcare, 
small supermarket (it should be noted that many 
respondents crossed out small and wrote large) 
and a Community Hub to be the most important 
facilities to be provided.  Least important is 
the provision of a Gym and Takeaway/fast food 
establishments.

Sample Size: 201
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43%

30%

22%

Q2.  A number of residents felt the height 
of the proposed office building was too 
high. In response to these concerns, we 
have reduced the height of the building to 
18 storeys from 20 storeys. Do you welcome 
this change?

It should be noted that many respondents 
acknowledged the reduction in height but 
commented that reducing the height by 2 storeys 
was not enough.

Yes No

KEY
Undecided

Sample Size: 198
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Q3.  Which ONE of the following do you 
consider should be a priority for this 
development?

Clear priorities from respondents is the provision 
of public open space and car parking for residents.  
This has also been highlighted by other community 
and residents groups.

Sample Size: 187
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Q4.  Following your feedback, at least 
2 car club spaces are proposed for 
residents’ to use, helping to reduce the 
need for individual car ownership. Do you 
welcome this? 

Many respondents who welcomed the addition 
of 2 car club spaces also wrote that there could 
be more provided.

Sample Size: 194

Yes No

KEY
Undecided

37%

32%

31%
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Q5. Following our amendments to the 
proposals, what aspects of the proposals 
do you particularly like?

Although 163 people responded to this question 
76 people chose to state they didn’t like anything 
about the proposal, so their concerns have been 
moved to Q6.

Of the remaining 84 responses the following 
aspects were particularly liked:

•	 Walkways/pedestrian & cycle  access linking 
the Railway Station to Vastern Road and 
River Thames and around the site

•	 Green spaces/trees/public space/ landscaping

•	 Reduction in height of building

•	 Overall design and layout of the development

Sample size: 163

To a lesser extent but still liked is:

•	 Improved cycle routes

•	 Redeveloping site for something other 
than car park/ideal for inner city living

•	 Car free development

•	 Car club facilities

•	 Provision of new homes and retail space
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“Please increase the height 
of the office building 
significantly, to make better 
use of the land and also to 
create a landmark feature 
for this development. It is in 
the perfect position for such 
a building (opposite the new 
station).”

“Provides much needed 
new homes.”

“I welcome that you are 
trying to make the area 
around the station open 
and welcoming and safe 
and integrate the river and 
station area into the town.”

“The overall design looks 
pretty reasonable although 
I still feel it’s on the large 
size. The landscaping/
outside areas appear 
nice and it does appear 
considerable thought has 
been put into the design.”

“Reducing the height 
of the office building to 
similar to some of the 
residential buildings 
loses the emphasis and 
opportunity to create 
a quality landmark of 
the development. Given 
the location this seems 
a missed opportunity 
to showcase the 
development.”

“The design is a good 
flow. Prefer to greenfield 
building.”

“I think a development 
which will accommodate 
and be a focal point for the 
local community will be 
great. Any spaces available 
within the development 
which allows growth 
and connect member of 
the community will be 
beneficial.”

“The office block could 
possibly have some more 
height to make it a real 
landmark building, but 
I’d need to be sure it 
won’t have a negative 
impact on light into 
existing residential 
roads (Lynmouth Road 
especially).”

“I am pleased there will be 
fewer floors.”

“I’m not fussed about the 
height - honestly having 
a few more floors adds a 
lot more flats and is better 
than building outwards. 
Yes -I’m from Caversham 
side - but we don’t all live 
in the “Heights” ...”

“I have no objection to tall 
buildings.”



Reading Station Park 56

Q6.  Do you have any reservations about 
the proposals?

Although 196 people responded to this question 
76 people chose to state they didn’t like anything 
about the proposal in Q5 so many of their 
comments have been moved to this question. 

As previously mentioned far fewer Caversham 
residents attended the exhibition but still 
completed comment forms online with mainly 
negative responses.  

The key concerns which remain almost identical to 
our first exhibition findings are:

•	 Strain on local facilities/services 
– especially GP surgery

•	 Losing ALDI but this time additional 
comments on losing the retail space 
and free car parking as a whole

•	 Increased traffic congestion in the area and 
Reading as a whole due to the amount of 
housing being proposed in general in the area

•	 Lack of parking provision on site for both 
residents/visitors/workers – concerns from local 
residents that people will park on their streets

Of lesser concern but still important are:

•	 No need for more flats – many comments 
about no more space for new residents, no 
need for flats need family housing with gardens

•	 Height of building(s) – the main 
comments were on the Block D rather 
than the height of all the buildings

•	 No need for more office space – as before 
people do not accept there is a need for any 
more office space in the centre of Reading

Interestingly people have not really commented 
at this exhibition on the design/architecture, 
landscaping, open space or cycle routes. This 
is reflective on where  respondents are living. 
It appears that Caversham residents are more 
concerned about the possible impact on their 
services, specifically the Doctors surgery’s and 
traffic congestion yet some people commented 
that they drive to Aldi 3 to 4 times a week.

Sample size: 196
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“Traffic in area is crazy 
already, schools and GPs 
oversubscribed. Caversham 
is being turned into a 
concrete jungle and 
amenities being removed 
from current residents.”

“I don’t like the proposal! I 
want it left as it is with Aldi, 
Range etc...”

“Too much office space - 
not needed as there are 
a high number of office 
buildings empty now. No 
need for hotel.”

“Still too high, it’s like 
Canary Wharf but in 
Reading.”

“Reading roads are always 
busy and it’s insane to have 
more houses right in the 
town.”

“I strongly disagree 
with the reduction in 
the building height of 
the office building. This 
site is within the tall 
building zone of Reading 
town centre. I believe 
the previous proposal 
for a taller building was 
more suitable, because 
its height-to-width ratio 
was more elegant when 
viewed from the east-west 
aspects.”

“Need more schools and 
doctors.”

“ Reading does not need 
more flats this is an 
absolute joke.”

“Yes, I think it will devalue 
the area, and pubs , 
takeaways or community 
hubs will just attract 
undesirables. Don’t we 
have enough of these 
already?”

“We have no space for more 
residences; schools and 
GP’s are oversubscribed 
already! Parking is 
impossible as it is!!!”

“Traffic is awful as it is, 
we do not have enough 
doctors and school places.”

“It shocking that you are 
knocking down well used 
shopping facilities for more 
housing without providing 
general support for school 
and healthcare.”
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Q7 - Do you have any other comments?

Sample size: 155

Overall the comments are fairly consistent 
with concerns raised in Q6, namely impact on 
infrastructure with the need for a GP surgery 
most frequently raised and unsurprisingly many 
respondents commented that they want the retail 
park left as it is, specifically naming ALDI.

The key areas are around traffic congestion, no 
need for more flats and lack of car parking on the 
site which many feel will make new residents park 
in the surrounding streets and even in Caversham.

A few comments were raised about holding the 
exhibition in the school holidays.  Whilst this was 
not ideal it is not considered bad practice during 
half term holidays, only exhibitions held during 
the school summer holidays are considered bad 
practice.
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“I am gutted that we’ll be 
losing Aldi as it’s become 
a very handy corner shop 
for us! But I appreciate this 
land has a higher value 
as residential, rather than 
retail. However, the ground 
floor development is 
absolutely key.”

“Totally against this 
development. The roads will 
not cope. This is on far too 
big a scale and there are 
too many new proposals 
all in the same tiny area. It 
will ruin the character and 
nature of the area.”

“Less flats, more family 
sized units to help make 
a community, not just a 
commuter ghetto.”

“Out of town shopping 
with free parking and nice 
landscaping is a much 
better use for this site.”

“Leave that area as it is . It is 
used by so many.”

“Parking still not addressed, 
in my view. The loss of Aldi 
is also a concern.”

“Stop trying to turn Reading 
into a mini London.”
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Q7 - Do you have any suggestions?

Sample size: 155 with 46 suggestions

There seems to be frustration that Reading is 
building large amounts of flats but there is a lack of 
leisure facilities e.g. bowling alley, swimming pool, 
ice rink etc. Again people seem to be passionate 
about retaining Aldi as a low cost food offering in 
the area.

Whilst affordable housing rated highly in the 
comments section it is suggested that more family 
houses with gardens rather than flats are needed 
for local people.

6 people mentioned the importance of renewable 
energy and carbon free development.
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“I think you should consider 
underground parking for 
electric cars. And other 
ways of making the whole 
plan more green.”

“Safe, open green space 
will be essential. Where it is 
placed will decide whether 
it’s a drug exchange point 
or a place for families to 
safety enjoy.”

“Please increase the 
height of the office 
building significantly, to 
make better use of the 
land and also to create a 
landmark feature for this 
development. It is in the 
perfect position for such a 
building (opposite the new 
station).”

“Please provide space for a 
large leisure facility in the 
scheme.”

“Would be great to have 
an element of social 
enterprise/new business 
spaces not just chains and 
commercial.”
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6.0 — Response to Feedback 
From Stages 1 & 2
Throughout the consultation process the applicants 
have listened to feedback from stakeholders and local 
residents, and where possible have made changes to 
address any concerns raised.

Due to the nature of the planning application, 
it has not been possible to make considerable 
changes, but the team have worked hard to explain 
that many questions and concerns that have been 
raised will be addressed at the Reserved Matters 
application.

Concerns and 
questions raised

Response

Height of proposed office 
building

Concerns were raised by residents regarding the height of the 
proposed office building (Block D).  In response to these concerns we 
have reduced the height by 2 storeys.

Parking – residents and 
visitors

The national and local planning policy aims to reduce the reliance 
on cars generally and as the site is regarded as a ‘highly sustainable 
location’ (meaning it is very close to the Railway Station and the Town 
Centre), we are encouraged to maximise the area for development and 
reduce car parking provision throughout. This will mean:
• It will help reduce the carbon footprint and lower emissions
• Reduce traffic levels in central Reading

2 car club spaces have also been added in response to concerns over 
residents parking.

There will be parking facilities for blue badge holders. 

Many visitors will use the train or bus services, however anyone using a 
car can park in the adjacent multi-storey car park. There are also over 4 
other public car parks within walking distance of the site.

The following table is the response to concerns 
and where it has been possible to make changes 
in order to address stakeholder and residents’ 
concerns.
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Loss of retail space, mainly 
ALDI

Sufficient floor space to allow for a possible replacement of a small 
supermarket has been included in the parameter plans.

Traffic congestion The proposed predominantly car free development will reduce the 
number of trips generated by the site, therefore the proposed scheme 
will not contribute to additional  traffic congestion in the area, it will 
potentially reduce traffic congestion as there will be considerably less 
trips then the current use of the site is generating.

Public open space Landscaping design has been further  developed and shared at the 
second Public Exhibition.  A landscaping report will be submitted with 
the Outline Planning Application.  Green spaces for public access will 
where possible be incorporated into the ground level external areas of 
the buildings.

Provision of affordable 
housing

There are several types of affordable housing including social rent, 
intermediate rent, and shared ownership, with differing rent or 
mortgage costs associated with each.

We are uncertain how many flats will be affordable as we will agree a 
level with the Council. At this stage social housing providers have not 
been approached about taking part of the development as it is too 
early in the process.

Provision of Healthcare/
Dental services

We will provide space for community uses which could include dentist 
or health uses if sought. During the consultation with the Local 
Planning Authority, the need for new health services will be identified 
through their consultation with Berkshire West Primary Care Trust.

No need for more office 
space

At the Reserved Matters stage in-depth reports into the market 
demand and supply characteristics will be commissioned before finally 
deciding on what level of use classification will be implemented. The 
scheme looks to accommodate market change in the years to come, by 
adopting a flexible approach.
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7.0 — Conclusion
The applicants engagement process has actively 
enabled local residents and stakeholders to 
comment on the proposed scheme prior to 
submission of the outline planning application.

7.1 — Applicants’ pre-application engagement

The applicant is confident that their consultation 
process to date has followed guidance set 
out within the NPPF and the Council’s SCI, 
demonstrating engagement with stakeholders and 
the local community.

In summary the applicants’ pre-application 
engagement strategy for the detailed residential 
scheme has focused on:

•	 The identification of, and engagement 
with, key local stakeholders

•	 An extensive notification by post of the 
public exhibitions covering all households 
and businesses within the consultation 
boundary (1,168), providing further details of 
the exhibition via the dedicated community 
engagement website page (www.rssp.co.uk) 
and multiple online and press advertisements, 
including local community Facebook pages

•	 Providing sufficient opportunity to 
comment upon the proposed scheme • The 
appropriate timing for the engagement 
events i.e. daytime and evening periods

•	 The appropriate timing for the engagement 
events i.e. daytime and evening periods

•	 Using an accessible, well known 
and convenient location to stage 
the public exhibitions

•	 Ensuring the applicant and key members 
of the development team were on hand  
during the public exhibitions to respond 
most effectively to any detailed and 
technical questions that were raised

•	 Maintaining a positive and ongoing 
dialogue with local stakeholders, 
responding to requests for further meetings 
and information where possible

•	 Undertaking a thorough review and 
analysis of all feedback received

As part of the collaborative approach to planning, 
the applicants and the development team 
have listened to all the feedback received. The 
applicants’ submission has been informed by the 
pre-application process and the enclosed package 
provides responses, where appropriate and 
possible, to all feedback received to address any 
concerns expressed and include any suggestions 
and comments.
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8.0 — Appendix 
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Appendix 1 — 
First public exhibition invitation
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Appendix 2 — 
First public exhibition banners
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Thank you for taking the time to visit 
our public exhibition on the potential 
redevelopment of the Station Shopping Park.

Welcome

LET US 
KNOW WHAT 
YOU THINK...

After looking through the 
material on display, please 

complete a feedback form to let 
us know what you think of our 

emerging proposals shown  
here today.

Members of our team are 
here to answer any 
questions you may 

have.

All pictures shown today are indicative examples only

This exhibition gives you 
the chance to view and 
comment on our emerging 
plans to redevelop the 
Station Shopping Park.

You can help shape our emerging scheme 
by providing us with your feedback. All of 
your comments and suggestions will be 
taken into consideration as we progress 
towards submitting our outline planning 
application later in the year.

We are committed to working with the 
local community, associations, businesses, 
Councillors and Reading Borough Council.
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Background

The surrounding location was heavily influenced 
by the development of the Great Western 
Railway (GWR), one of the main contributing 
factors to the rapid growth of Reading. 

• The area north of the tracks was 
mainly used as storage for the GWR 
signalling works until 1960.

• Reading station was opened on 30 March 
1840 as the temporary western terminus 
of the original GWR line. The time taken to 
travel from London to Reading was reduced 
to one hour and five minutes, a 75% decrease 
compared to the fastest stagecoach route.

• Between 1865 and 1867, a station 
building incorporating a tower 
and clock was constructed. 

• In 1898 the single sided station layout was 
replaced by a conventional design with ‘up’ 
(to London), ‘down’ (from London), and ‘relief’ 
platforms linked by a pedestrian subway. 

• A common negative impact of railway 
development is the uneven growth of areas 
divided by the tracks. Reading, located 
south of the railway, grew rapidly and 
expanded south. In 1911, expansion was 
focused to the north, annexing Caversham. 

• Since 1989, redevelopment projects aimed 
at connecting Reading to Caversham 
have incorporated means of linking 
the two sides of the tracks, for better 
connectivity and balanced growth.

• The site has a total area of 1.77 hectares (4.4 
acres) and currently provides retail floorspace. 

• The site is surrounded by storage facilities 
and small retail units on the southern and 
western borders, with parking, commercial 
and office spaces to the east. On the northern 
boundary, the site is separated by Vastern 
Road from a row of terraced houses.
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1. Assessment

The site is located in an area that was heavily 
influenced by the development of the GWR, 
one of the main factors for rapid growth in 
Reading. 
However, the area north of the tracks, for a 
long period of time, was mainly used for the 
GWR signalling works (until 1960) or storage 
requirements.

The first Reading station was opened on 
30 March 1840 as the temporary western 
terminus of the original line of the Great 
Western Railway (GWR). The time taken to 
travel from London to Reading was reduced 
to one hour and five minutes, less than a 
quarter of the time taken by the fastest 
stagecoach. The line was extended to its 
intended terminus at Bristol by 1841. 

As built, Reading station was a typical Brunel-
designed single-sided intermediate station, 
with separate up and down platforms 
situated to the south of the through tracks 
and arranged so that all up trains calling at 
Reading had to cross the route of all down 
through trains.

Between 1865 and 1867, a station building, 
built of buff bricks from Coalbrookdale with 
Bath Stone dressings, and incorporating a 
tower and clock, was constructed for the 
Great Western Railway. In 1898 the single 
sided station layout was replaced by a 
conventional design with ‘up (to London)’, 
‘(from London) down’ and ‘relief’ platforms 
linked by a pedestrian subway.

Map dated 1643 Map dated 1830

Reading Station 1865
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Key

A common negative impact of railway 
development is the divide that generates 
uneven growth between the two sides of 
the track.  

However, in Reading, the railway follows the 
path of River Thames. Railway and barges 
must have traded together for a short period 
of time before the railway took over as the 
main means of transport.  This boundary 
between North and South must have been 
enforced by the river. 

On the right side of the tracks, Reading grew 
rapidly expanding south.
In 1911, Reading continued to expand , but 
this time north annexing Caversham. 

Aiming to connect to Caversham, 
redevelopment works since 1989 
incorporated means of linking the two sides 
of the tracks, for better connectivity and 
even growth. 

Reading Station 1960

Reading Station 1963 Reading Station 1966
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Planning Policy Context

I. Contribute towards providing a high-density 
mix of uses to create a destination in itself 
– the areas that also make up part of the 
primary shopping area and central core will 
have a particular emphasis on delivering 
much of the identified retail and leisure 
need; 

II. Help facilitate greater pedestrian and 
cycle permeability, particularly on the key 
movement corridors. North-south links 
through the centre and across the railway 
line, IDR and River Thames centred on the 
new station are of particular importance; 

III. Provide developments that front onto and 
provide visual interest to existing and future 
pedestrian routes and open spaces; 

IV. Safeguard land which is needed for 
improvements to Reading Station, Reading 
Station Interchange, and mass rapid transit 
routes and stops;

V. Provide additional areas of open space 
where possible, including a direct green link 
between the station and the River Thames; 

VI. Give careful consideration to the areas 
of transition to low and medium density 
residential and protect and, where 
appropriate, enhance the setting of listed 
buildings;

VII. Be laid out in a way that allows the area 
to come forward in parcels – for instance, 
single developments should not be solely 
inwards-facing, ignoring the links with other 
potential future development areas.

Particularly referring to 
the site considered for this 
application: 
RC1e, NORTH OF STATION: There will 
be retail and leisure development on the 
ground floor with other uses including 
residential and offices on upper floors. 
Provision of retail development is 
contingent on improved links across the 
railway. Public car parking will be provided. 
An area of civic open space will be provided 
at the northern entrance to the station, and 
a green link provided to the Thames. An 
acceptable dry access scheme from across 
the site must be part of any development.

The site is allocated for redevelopment within 
Reading Borough Council’s emerging Local 
Plan and falls within Reading’s ‘tall buildings 
policy’ area.
The site represents part of a comprehensive redevelopment strategy for the Station Area 
and is of unique importance in helping to deliver the strategy for how Reading will develop 
in the future.

Diagram extracted from RCAAP.

Set out in the RCAAP, development in the 
Station/River Major Opportunity Area will:

i) Contribute towards providing a high-
density mix of uses to create a destination 
in itself – the areas that also make up part of 
the primary shopping area and central core 
will have a particular emphasis on delivering 
much of the identified retail and leisure need;

ii) Help facilitate greater pedestrian and 
cycle permeability, particularly on the key 
movement corridors. North-south links 
through the centre and across the railway 

Particularly referring to the site considered 
for this application: 

RC1e, NORTH OF STATION: There will be retail 
and leisure development on the ground floor 
with other uses including residential and 
offices on upper floors. Provision of retail 
development is contingent on improved 
links across the railway. Public car parking 
will be provided. An area of civic open space 
will be provided at the northern entrance to 
the station, and a green link provided to the 
Thames. An acceptable dry access scheme 
from across the site must be part of any 
development.

2.3 Station/River Major Opportunity Area

line, IDR and River Thames centred on the 
new station are of particular importance;

iii) Provide developments that front onto and 
provide visual interest to existing and future 
pedestrian routes and open spaces;

iv) Safeguard land which is needed for:
- Improvements to Reading station;
- Reading station interchange;
- Mass rapid transit routes and stops;

v) Provide additional areas of open space 
where possible, including a direct green link 

between the station and the River Thames;

vi) Give careful consideration to the 
areas of transition to low and medium 
density residential and protect and, where 
appropriate, enhance the setting of listed 
buildings;

vii) Be laid out in a way that allows the area 
to come forward in parcels – for instance, 
single developments should not be solely 
inwards-facing, ignoring the links with other 
potential future development areas.

3131

DRAFTReading Central Area Action Plan (RCAAP)
The station/river area will be a flagship scheme, extending the centre and providing a mixed 
use destination in itself, and centred on the redeveloped station and new public transport 
interchange. It will integrate the transport links and areas northwards towards the river and into 
the heart of the centre.

Set out in the RCAAP, development in the Station/River Major Opportunity Area will:
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Emerging Context  
for Station Area

Former Royal Mail (Hermes) site

In 2011, an Outline Planning Application for the 
site located south of Aviva’s was approved. This 
consent covered the redevelopment of the 
site to provide a mixed use scheme with office, 
residential and ancillary spaces. This consent is 
now expired. 

This year, a new Outline Planning Application 
has been submitted for the former Royal Mail 
(Hermes) Site.

SSE site

A Planning Application for the redevelopment 
of the SSE site is currently under development.
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Plot reference Density range

N1 Medium

N2 Medium

N3 Medium

N4 Medium – High

N5 Medium – High

N6 High - Very High

N7 Medium

N8 High

N9 Low

N10  High – Very High

N11 Medium – High

S1 High – Very High

S2 Very High

S3 Low

S4 High – Very High

S5 Medium – High

S6 Medium

S7 Medium

S8 Medium

S9 Medium

S10 Medium – High

S11 High – Very High

S12 Medium – Very High

Density

6.16 Strategic and local development 
policies require that new developments 
make the best possible use of their 
sites to accommodate planned growth. 
The general aim for the Area is 
therefore to maximise densities 
provided this is compatible with the 
local context, urban and sustainable 
design principles and public transport 
capacity. 

6.17 The purpose of the density ranges, 
outlined in figure 6.7, is to guide the 
intensity of development and enable 
assumptions to be made about the 
impact of development. They are not 
exact building controls but provide a 
general indication of the range of 
densities likely to be appropriate, 
subject to other considerations. 

6.18 The densities equate 
approximately to the following plot 
ratios:

• Low: Less than 200% (or 2:1) 

• Medium: 200-500% (or 2:1 – 5:1) 

• High: 500-1,000% (or 5:1 – 10:1) 

• Very High: More than 1,000% (or 10:1) 

6.19 Generally, low densities, e.g. 
those found in suburban areas, are not 
appropriate for the Central Area due to 
the levels of accessibility and high land 
values.  The exception is the new 
station complex, as higher densities 
are not considered to be achievable 
(see paragraph 9.11). 

Figure 6.6 Indicative appropriate densities for individual development plots

Figure 6.7 Density guidance

RSAF. Density indications

Pre-application Illustrations.

Pre-application Illustrations.

Hermes site

SSE site

2.4.2 SSE Site

A Planning Application for the 
redevelopment of the SSE site is currently 
under development.  

4141

DRAFT

2.4 Emerging Context
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2.4 Emerging Context
We have responded to this by... 

Involving local representatives: 
We sought to involve local councillors, groups and organisations in the consultation process 
and will ensure that this consultation continues beyond submission to help further develop the 
application;

Involving residents: 
An invite was sent to 2,092 addresses around the site explaining the plans and inviting residents 
to a near neighbour drop-in session held at The New Hope Centre, 95 York Rd on Tuesday 20 
November 2018, 15:00 – 19:30. This event was also widely publicised through a press release and 
media outlets, inviting local residents to the event. 

Involving the wider community: 
An additional pop up consultation was held at the southern entrance to Reading Station on 
Thursday 22 November 2018, 12:30 – 18:30. This event was aimed at engaging with people who 
live and work in Reading, whom might otherwise not attend a traditional public consultation 
event. 

Encouraging feedback: 
Feedback forms were distributed at both consultation events, inviting attendees to share their 
opinions regarding the proposals. The forms could be filled out and returned at the event 
or returned later via Freepost. In addition, feedback forms could also be submitted via the 
consultation, website or email. A freephone information line and email address which residents 
could use to make contact with Hermes Property Unit Trust was also provided on consultation 
materials; 

Engaging online: 
A consultation website – www.readingmet.co.uk – was set up with information about 
the proposals. The website was publicised through the consultation invite and visitors were 
encouraged to submit feedback online.

STATEMENT OF COMMUNITY ENGAGEMENT  -  Prepared by Meeting Place Communications on behalf of Hermes Property Unit Trust  -  June 2018 0404

Within the Reading Station Area Framework (RSAF) 
document, an illustrative scheme is presented as a 
guideline to how the outline principles could help 
shape future developments for the three key sites.

Former Royal Mail (Hermes)

Aviva

SSE
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Emerging Masterplan

• 750-950 homes can be provided, and 
accommodation may range between 
studio apartments to 3 bed apartments.

• The scheme will be primarily car free, 
with some car parking provision made 
for blue badge holders. Cycle parking 
will be provided through the scheme.

• New public realm spaces would be 
created within the scheme.

• New pedestrian linkage between the 
train station, underpass and Vastern Road 
heading towards the River Thames.

• New offices, hotel, retail units/
gym/community facilities.

• A landmark can be created at 
the south eastern corner.

Our proposal seeks to replace the existing 
Station Shopping Park with a high quality 
mixed-use scheme to support the development 
of the new Station Quarter into an enjoyable 
place to work, live in and to visit.

Illustrative aerial view of the site

Illustrative aerial view of the station square
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Illustrative Images

Illustrative view looking north from the station square

Illustrative view looking north, 
Vastern Road

Illustrative view looking north from the station square

Illustrative view looking towards northern station entrance from the Kennet-Thames

Illustrative view looking south, Vastern Road
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Access & Parking

Pedestrian access

Residents’ access

Vehicle access

9292 ColladoCollinsArchitects 

5. Illustrative scheme. Mixed use development

5.9 Access

5.9.1 Pedestrian Access

6 STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: PEDESTRIAN LINK

TYPICAL ARRANGEMENT OPTION 1 TYPICAL ARRANGEMENT OPTION 2

6 STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: PEDESTRIAN LINK

TYPICAL ARRANGEMENT OPTION 1 TYPICAL ARRANGEMENT OPTION 2

6 STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: PEDESTRIAN LINK

TYPICAL ARRANGEMENT OPTION 1 TYPICAL ARRANGEMENT OPTION 2

9393
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5.9.2 Vehicular Access

12 STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: SERVICE COURT

• Will need to allow delivery vehicle access to 
retail as well as to parking. 

• Street designed as primarily vehicular with 
raised kerbs and separate footway.

• No through-route for vehicles, will need to 
allow space for turning.

• Design to incorporate street-side parking, 
tree planting and potential for kerbside 
SUDS. 

TYPICAL ARRANGEMENT

12 STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: SERVICE COURT

• Will need to allow delivery vehicle access to 
retail as well as to parking. 

• Street designed as primarily vehicular with 
raised kerbs and separate footway.

• No through-route for vehicles, will need to 
allow space for turning.

• Design to incorporate street-side parking, 
tree planting and potential for kerbside 
SUDS. 

TYPICAL ARRANGEMENT

12 STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: SERVICE COURT

• Will need to allow delivery vehicle access to 
retail as well as to parking. 

• Street designed as primarily vehicular with 
raised kerbs and separate footway.

• No through-route for vehicles, will need to 
allow space for turning.

• Design to incorporate street-side parking, 
tree planting and potential for kerbside 
SUDS. 

TYPICAL ARRANGEMENT

9494 ColladoCollinsArchitects 

5. Illustrative scheme. Mixed use development

5.9 Access

5.9.3 Residents Access

office access
main residential 
access

secondary 
residential 
access

9494 ColladoCollinsArchitects 

5. Illustrative scheme. Mixed use development

5.9 Access

5.9.3 Residents Access

office access
main residential 
access

secondary 
residential 
access
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Core A 

Core B 
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to
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Main access 
(concierge)

secondary access

secondary access

secondary 
access

secondary 
access

• The scheme will be primarily car free, with some car parking provision made 
for blue badge holders. Cycle parking will be provided through the scheme.

• It is envisaged that the scheme will include improvements to cycleways  
surrounding the site. 

• Provision will be made for cycle routes within the site. These may include 
some shared paths, but it is too early in the scheme design to confirm this.  
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Landscape and Public Space

9STATION SHOPPING PARK, READING | PUBLIC REALM VISION
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2 STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

LANDSCAPE CONTEXT

LEGEND
EXISTING VEHICULAR ROUTES

FUTURE VEHICULAR ACCESS ROUTE PROPOSED AS 
PART OF HERMES SITE APPLICATION

EXISTING PEDESTRIAN ROUTE

FUTURE PEDESTRIAN CONNECTIONS REQUIRED BY 
READING STATION AREA FRAMEWORK

KEY VIEWS

EXISTING TREES

ADJACENT NODE SPACES:

1. STATION SQUARE - MAIN GATEWAY TO SITE FOR 
PEDESTRIANS ARRIVING FROM THE SOUTH. THE 
AREA FRAMEWORK IDENTIFIES THIS AS A KEY PIECE 
OF PUBLIC REALM REQUIRING IMPROVEMENT. 
THE APPLICATION FOR THE HERMES SITE INCLUDES 
PROPOSALS TO ENHANCE AND ACTIVATE THE 
SPACE.

2. CAVERSHAM ROAD JUNCTION- THE GATEWAY TO 
THE SITE FROM THE WEST. 
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6 STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: PEDESTRIAN LINK

5STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: PEDESTRIAN STREET

• Delivers the strategic connection between 
the river and the town centre required under 
area framework.

• Connects to a new crossing of Vastern 
Road to the north allowing for a future link to 
the river.

• Interface with Station Square to the south.

• Provides spill-out for retail frontages on both 
sides.

• May require occasional service access / 
turning for refuse vehicles etc.

• Consider long views between river and 
station.

8 STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: AVENUE

• Primary through route for pedestrians, 
cyclists and motor vehicles.

• Could be shared with neighbouring site.

• Allows for building servicing, deliveries 
and emergency access as well as resident 
access to car parking.

• Spill-out from ground floor retail along both 
sides.

• Will incorporate street-side parking and 
large tree planting.

• The western end should provide a wide and 
welcoming entrance to the site. Building 
footprint should be adapted to allow this.

• The southern end will form an edge to the 
new Station Square. The character of the 
avenue will need to respond to this providing 
additional spill-out space and increased 
pedestrian priority

10 STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: RESIDENTIAL STREET

• Vehicle access to car-parks and for 
servicing.

• No through-route for vehicles, will need to 
allow space for turning. 

• Design will encourage low vehicle speeds, 
street designed as shared-space with flush 
kerbs.

• Pedestrian only route to be provided along 
building edge.

• Design to incorporate street-side parking, 
tree planting and potential for kerbside 
SUDS. 

Indicative landscape masterplan
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Illustrative scheme. Height allocations

12 storeys

8 storeys

8 storeys

8 storeys

8 storeys

10 storeys

13 storeys4 storeys

4 storeys

6 storeys

17 storeys

17 storeys

Hermes - 25 storeys

Aviva - 20 storeys

Station Hill - 20 storeys

Station Hill
Hermes (N8)

Aviva - Plot D(N6)

Former Royal Mail (Hermes) - 25 storeys

N6

N8

Height of Proposed Development

• Following the guidance set out in the 
RSAF document and the current schemes 
being proposed on the neighbouring 
sites, the proposed Local Landmark - 
located on Plot D (N6) - is set to a height 

lower than Station Hill, but taller than 
plot N8 which presents the tallest height 
reached on the Royal Mail (Hermes) site.

• Development will take place in accordance 
with the maximum building heights shown.

In developing our proposals 
to meet the Reading Station 
Area Framework aspirations 
for this key site, we have 
paid close attention to the 
relationship that our scheme 
design has with all of its 
neighbours, including  
existing residents. 

We have modelled the 
proposals at each step of the 
process in three dimensions 
to ensure that the relationship 
between the existing and 
proposed built form is 
acceptable. 

Daylight and sunlight are key design considerations in developing projects in urban locations and 
these have informed our proposals from the outset to ensure our scheme accords with the British 
Research Establishments (BRE) guidance with regard to daylight and sunlight.

DAYLIGHT/SUNLIGHT CONSIDERATIONS

Former Royal Mail (Hermes) 
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Illustrative scheme. Height allocations

12 storeys
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5. Illustrative scheme. Mixed use development

5.6 Daylight / Sunlight considerations

* assessment for the 21st of March
9:00 am

10:00 am

With reference to the BRE guidelines, the 
implications the proposed massing for the 
site will have on the daylight and sunlight 
enjoyed by the existing neighbouring 
properties on the opposite side of Vastern 
Road and Caversham Road were considered.

With the site being underdeveloped for 
such an urban location, the neighbouring 
residential properties currently enjoy a very 
high level of daylight and sunlight.

Whilst the BRE guidelines contain target 

12:00 am

1:00 pm 3:00 pm

numerical values it specifically states that 
these values need to be applied flexibly.

As a result, the level of daylight and sunlight is 
considered appropriate for the neighbouring 
residential properties although some do not 
achieve the numerical values set out in the 
guidelines.

5.6.1 Impact of Proposed Mass on context
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Road and Caversham Road were considered.

With the site being underdeveloped for 
such an urban location, the neighbouring 
residential properties currently enjoy a very 
high level of daylight and sunlight.

Whilst the BRE guidelines contain target 

12:00 am

1:00 pm 3:00 pm

numerical values it specifically states that 
these values need to be applied flexibly.

As a result, the level of daylight and sunlight is 
considered appropriate for the neighbouring 
residential properties although some do not 
achieve the numerical values set out in the 
guidelines.

5.6.1 Impact of Proposed Mass on context

10:00am

1:00pm

12:00am

3:00pm
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Benefits

5STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: PEDESTRIAN STREET

• Delivers the strategic connection between 
the river and the town centre required under 
area framework.

• Connects to a new crossing of Vastern 
Road to the north allowing for a future link to 
the river.

• Interface with Station Square to the south.

• Provides spill-out for retail frontages on both 
sides.

• May require occasional service access / 
turning for refuse vehicles etc.

• Consider long views between river and 
station.

The following brief is illustrative.

The brief seeks to redevelop the existing 
retail park into a mixed development that 
would provide a place to live, work and 
value, with residential, office, retail use and 
a hotel.

The aimed provision for residential units is 
of approx 600, under a balanced unit mix of 
both one bed units as well as family units of 
two and three bedrooms. 

The office area aimed to be provided is 
25,000 sqm GIA.

The brief for the hotel seeks to provide circa 
120 rooms.

7171

DRAFT

5.2 Illustrative brief

8 STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: AVENUE

• Primary through route for pedestrians, 
cyclists and motor vehicles.

• Could be shared with neighbouring site.

• Allows for building servicing, deliveries 
and emergency access as well as resident 
access to car parking.

• Spill-out from ground floor retail along both 
sides.

• Will incorporate street-side parking and 
large tree planting.

• The western end should provide a wide and 
welcoming entrance to the site. Building 
footprint should be adapted to allow this.

• The southern end will form an edge to the 
new Station Square. The character of the 
avenue will need to respond to this providing 
additional spill-out space and increased 
pedestrian priority

Provides the opportunity to secure 
vibrant retail and leisure uses, to 
help make the Station Area an 
enjoyable place to work, live in 
and to visit.

New landscaped public open space.Station Square Pedestrian Link - 
there is an opportunity to provide 
a landscaped link between Station 
Square and the River.

The site can accommodate a 
significant level of new homes of 
mixed tenure, responsive to local 
housing needs.

Contribution to affordable housing.

Business and employment 
development will make a 
significant contribution towards 
Reading’s established position as 
the ‘Capital of the Thames Valley’.

Proximity to public transport 
facilities makes it an ideal location 
for high-density living, not 
dependent on car travel. 

New community facilities can 
benefit existing residents as well 
as future occupiers.
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Timeline

Pre-application Meetings

One to One Meetings

First Public Exhibition

Second Public Exhibition

Planning Application Submission

Planning Application Decision

with Reading Borough Council.

Meetings with local residents, 
Associations, businesses and 
Community Groups (ongoing).

Share our emerging proposals 
and gain public opinion to guide 
design proposals.

View our final proposal prior to 
the application being submitted 
to RBC.

Formal outline planning 
application to be submitted to 
Reading Borough Council.

Outline planning application 
decision by Reading Borough 
Council Planning Committee.

Please note, all dates and timings are subject to change.

MAY 2019

APRIL  2019

25TH AND 26TH 
SEPT  2019

END OF OCT/
EARLY NOV 2019

END OF NOV/
DEC 2019

MAR/APRIL 2020
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Have Your Say

We hope you have found 
this public exhibition 
useful and informative.

Please do talk to us and 
ask us any questions - 
we are here to help and 
would very much like to 
hear your views.

Please leave your comments on our 
emerging proposals by completing 
our feedback form and posting it in 
the box provided.  If you would prefer 
to take one away with you, please ask 
a member of the team for a stamped 
addressed envelope. 

In order for us to consider all the 
feedback, we need to set a deadline 
for your form to be returned to us by 
Monday 7th October 2019.

Over the coming weeks, we will analyse 
and discuss, as a team, all the feedback 
we receive from the community. We 
will share our final plans with you, prior 
to submitting our outline planning 
application, at our next exhibition at the 
end of October/early November.

We know your time is precious, but we would really appreciate you giving us some 

details - before you give us your thoughts and comments - to help us ensure we are 

reaching as many people in the community as possible.

PROPOSED REDEVELOPMENT OF 

THE STATION SHOPPING PARK

Please proceed to questions within.

Vastern Road, Reading RG1 8AJ

What is your home postcode? *

What is your connection to the area?*
What is your age group?*

What is your gender?*

What is your employment status?*

I live here 

I work here

 I study here 

Other
Male

Female

Other

Prefer not to say

17 or Under

18-24

25-34

35-44

45-54
Working full-time

Working part-time
Zero-hour contract

Self-employed

Apprenticeship

55-64

65-74

75-84

85 or Over

Student 

Unemployed

Retired

Other

We know your time is precious, but we would really appreciate you giving us some 

details - before you give us your thoughts and comments - to help us ensure we are 

reaching as many people in the community as possible.

PROPOSED REDEVELOPMENT OF 
THE STATION SHOPPING PARK

Please proceed to questions within.

Vastern Road, Reading RG1 8AJ

What is your home postcode? *

What is your connection to the area?*

What is your age group?*

What is your gender?*

What is your employment status?*

I live here 
I work here

 I study here 
Other

Male

Female
Other

Prefer not to say

17 or Under
18-24

25-34
35-44

45-54

Working full-time Working part-time Zero-hour contract Self-employed Apprenticeship

55-64
65-74

75-84
85 or Over

Student 
Unemployed

Retired
Other

We know your time is precious, but we would really appreciate you giving us some 
details - before you give us your thoughts and comments - to help us ensure we are 
reaching as many people in the community as possible.

PROPOSED REDEVELOPMENT OF 
THE STATION SHOPPING PARK

Please proceed to questions within.

Vastern Road, Reading RG1 8AJ

What is your home postcode? *

What is your connection to the area?*

What is your age group?*

What is your gender?*

What is your employment status?*

I live here I work here  I study here Other

Male Female Other Prefer not to say

17 or Under 18-24 25-34 35-44 45-54

Working full-time Working part-time Zero-hour contract Self-employed Apprenticeship

55-64 65-74 75-84 85 or Over

Student Unemployed Retired Other

We know your time is precious, but we would really appreciate you giving us some 

details - before you give us your thoughts and comments - to help us ensure we are 

reaching as many people in the community as possible.

PROPOSED REDEVELOPMENT OF 

THE STATION SHOPPING PARK

Please proceed to questions within.

Vastern Road, Reading RG1 8AJ

What is your home postcode? *

What is your connection to the area?*

What is your age group?*

What is your gender?*

What is your employment status?*

I live here 
I work here

 I study here 
Other

Male
Female

Other
Prefer not to say

17 or Under
18-24

25-34
35-44

45-54

Working full-time Working part-time Zero-hour contract Self-employed Apprenticeship

55-64
65-74

75-84
85 or Over

Student 
Unemployed

Retired
Other

Thank you for attending today, your views really do  
make a difference.

If you require further information, please contact Kate or Lucy:

0207 446 6837  or  0207 446 6834

readingstationpark@bartonwillmore.co.uk

www.rssp.co.uk
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Appendix 3 — 
First public exhibition feedback form
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Appendix 4 — 
Demographics of comments  
received Exhibition 1 
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Q1. What is your connection to the area?

Sample size: 220 people
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Q2.  What is your age group? 

Sample size: 220 people
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Q3. What is your gender?

Sample size: 220 people
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time
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time

Self-employed Apprenticeship/
Training
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42%
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17%

5%

Q4. What is your employment status?

Sample size: 220 people
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Appendix 5 — 
Second public exhibition invitation
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Appendix 6 — 
Second public exhibition banners
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Welcome and thank you for taking the 
time to come and see our latest plans for 
the redevelopment of the Station Shopping 
Park, prior to submission of our planning 
application at the end of the year.

Final Public Exhibition

LET 
US KNOW 

WHAT YOU THINK...

After looking through the 
material on display, please 

complete a feedback form to let 
us know what you think of our 

emerging proposals shown here 
today. Alternatively, you can 

complete the feedback form online.
If you have any questions, please 

ask any members of the 
project team here today.

Thank you

In September we held our first public 
exhibition where over 100 members 
of the community came along to 
find out more about our plans for 
the Station Shopping Park. As 
well as having really useful  
conversations, we received 
220 feedback forms.
We have been working hard to further 
develop our vision for the site, taking 
into account the valuable feedback we 
have received from the community and 
stakeholders.

At this final exhibition, we would like to 
share with you the feedback you have given 
us and our latest proposals. 

All your comments from this exhibition will be 
taken into consideration as we progress towards 
submitting our outline planning application to 
Reading Borough Council at the end of the year.

Illustrative pictures of Vastern Road and Station Square
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Planning Policy Context

I. Contribute towards providing a high-density 
mix of uses to create a destination in itself 
– the areas that also make up part of the 
primary shopping area and central core will 
have a particular emphasis on delivering 
much of the identified retail and leisure 
need; 

II. Help facilitate greater pedestrian and 
cycle permeability, particularly on the key 
movement corridors. North-south links 
through the centre and across the railway 
line, IDR (Inner Distribution Road) and River 
Thames centred on the new station are of 
particular importance; 

III. Provide developments that front onto and 
provide visual interest to existing and future 
pedestrian routes and open spaces; 

IV. Safeguard land which is needed for 
improvements to Reading Station, Reading 
Station Interchange, and mass rapid transit 
routes and stops;

V. Provide additional areas of open space 
where possible, including a direct green link 
between the station and the River Thames; 

VI. Give careful consideration to the areas 
of transition to low and medium density 
residential and protect and, where 
appropriate, enhance the setting of listed 
buildings;

VII. Be laid out in a way that allows the area 
to come forward in parcels – for instance, 
single developments should not be solely 
inwards-facing, ignoring the links with other 
potential future development areas.

Particularly referring to 
the site considered for this 
application: 
RC1e, NORTH OF STATION: There will 
be retail and leisure development on the 
ground floor with other uses including 
residential and offices on upper floors. 
Provision of retail development is 
contingent on improved links across the 
railway. Public car parking will be provided. 
An area of civic open space will be provided 
at the northern entrance to the station, and 
a green link provided to the Thames. An 
acceptable dry access scheme from across 
the site must be part of any development.

The site is allocated for redevelopment within 
Reading Borough Council’s emerging Local 
Plan and falls within Reading’s ‘tall buildings 
policy’ area.
The site represents part of a comprehensive redevelopment strategy for the Station Area 
and is of unique importance in helping to deliver the strategy for how Reading will develop 
in the future.

Diagram extracted from RCAAP.

Set out in the RCAAP, development in the 
Station/River Major Opportunity Area will:

i) Contribute towards providing a high-
density mix of uses to create a destination 
in itself – the areas that also make up part of 
the primary shopping area and central core 
will have a particular emphasis on delivering 
much of the identified retail and leisure need;

ii) Help facilitate greater pedestrian and 
cycle permeability, particularly on the key 
movement corridors. North-south links 
through the centre and across the railway 

Particularly referring to the site considered 
for this application: 

RC1e, NORTH OF STATION: There will be retail 
and leisure development on the ground floor 
with other uses including residential and 
offices on upper floors. Provision of retail 
development is contingent on improved 
links across the railway. Public car parking 
will be provided. An area of civic open space 
will be provided at the northern entrance to 
the station, and a green link provided to the 
Thames. An acceptable dry access scheme 
from across the site must be part of any 
development.

2.3 Station/River Major Opportunity Area

line, IDR and River Thames centred on the 
new station are of particular importance;

iii) Provide developments that front onto and 
provide visual interest to existing and future 
pedestrian routes and open spaces;

iv) Safeguard land which is needed for:
- Improvements to Reading station;
- Reading station interchange;
- Mass rapid transit routes and stops;

v) Provide additional areas of open space 
where possible, including a direct green link 

between the station and the River Thames;

vi) Give careful consideration to the 
areas of transition to low and medium 
density residential and protect and, where 
appropriate, enhance the setting of listed 
buildings;

vii) Be laid out in a way that allows the area 
to come forward in parcels – for instance, 
single developments should not be solely 
inwards-facing, ignoring the links with other 
potential future development areas.

3131

DRAFTReading Central Area Action Plan (RCAAP - 2009)
The station/river area will be a flagship scheme, extending the centre and providing a mixed-use 
destination in itself, and centred on the redeveloped station and new public transport interchange. 
It will integrate the transport links and areas northwards towards the river and into the heart of  
the centre.

Set out in the RCAAP, development in the Station/River Major Opportunity Area will:
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Emerging Context  
for Station Area

Former Royal Mail (Hermes) site

In 2011, an Outline Planning Application for 
the site located south of Aviva’s was approved. 
This consent covered the redevelopment of the 
site to provide a mixed-use scheme with office, 
residential and ancillary spaces. This consent is 
now expired. 

This year, a new Outline Planning Application 
has been submitted for the former Royal Mail 
(Hermes) Site.

SSE site

A Planning Application for the redevelopment of 
the SSE site is currently under development.

We have responded to this by... 

Involving local representatives: 
We sought to involve local councillors, groups and organisations in the consultation process 
and will ensure that this consultation continues beyond submission to help further develop the 
application;

Involving residents: 
An invite was sent to 2,092 addresses around the site explaining the plans and inviting residents 
to a near neighbour drop-in session held at The New Hope Centre, 95 York Rd on Tuesday 20 
November 2018, 15:00 – 19:30. This event was also widely publicised through a press release and 
media outlets, inviting local residents to the event. 

Involving the wider community: 
An additional pop up consultation was held at the southern entrance to Reading Station on 
Thursday 22 November 2018, 12:30 – 18:30. This event was aimed at engaging with people who 
live and work in Reading, whom might otherwise not attend a traditional public consultation 
event. 

Encouraging feedback: 
Feedback forms were distributed at both consultation events, inviting attendees to share their 
opinions regarding the proposals. The forms could be filled out and returned at the event 
or returned later via Freepost. In addition, feedback forms could also be submitted via the 
consultation, website or email. A freephone information line and email address which residents 
could use to make contact with Hermes Property Unit Trust was also provided on consultation 
materials; 

Engaging online: 
A consultation website – www.readingmet.co.uk – was set up with information about 
the proposals. The website was publicised through the consultation invite and visitors were 
encouraged to submit feedback online.

STATEMENT OF COMMUNITY ENGAGEMENT  -  Prepared by Meeting Place Communications on behalf of Hermes Property Unit Trust  -  June 2018 0404

Within the Reading Station Area Framework 
(RSAF - 2010) document, an illustrative scheme 
is presented as a guideline to how the outline 
principles could help shape future developments 
for the three key sites.

Former Royal Mail (Hermes)

Aviva

SSE

RSAF illustrative scheme

Extract from Royal Mail 2019 Planning Application
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Summary of feedback 
from our first exhibition

The following is a high-level summary of 
the feedback received from our first public 
exhibition. Key recurring topics and comments, 
in no particular order, are as follows:

• Walkways/pedestrian & cycle access linking 
the Railway Station to Vastern Road and 
River Thames and around the site

• Green spaces/trees/public space

• Good use of the site for mixed-use 
redevelopment

• Improvement to the area

• Retail space: shops/restaurants

• Predominantly car free development

• Design: mix of high/low rise and high quality

• Landscaping

• Provision of more housing

• No need for any more office space - lots 
already empty

• Design - boring/no wow factor/ugly/soulless

• Too many flats - don’t need more housing

• Traffic congestion

• Height of tallest building

• Lack of/impact/strain on local services e.g. GP 
surgery, schools

• Lack of car parking

• Loss of retail stores especially ALDI

Positive Comments: Concerns:

RSSP Exhibition 1 feedback

Site outline

Site outline

RSP feedback addresses.xlsx

All items

100+ 220

People attended 
over 2 days

Comment 
forms received 

Location of attendees at public exhibition
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Feedback from 
our first exhibition

It should be noted that the majority of the feedback 
has come from residents living in Caversham, with 
only a few residents commenting from the area 
immediately surrounding the site and in Abbey 
Ward. The results to our questions, are therefore 
heavily weighted to residents beyond the River.

Q1. Our aspiration for the site is to 
deliver high-quality housing and office 
space to help make the new station 
quarter an enjoyable place to work, 
live in and to visit. Do you agree with 
the overall approach to this scheme?

Q4. New premium office space will 
make a significant contribution 
towards Reading’s established 
position as the ‘Capital of the Thames 
Valley.’

Q5. At this stage, would you support a 
planning application for the proposed 
development?

Q2. New pedestrian routes through 
the site will extend public access from 
the town centre, through the site to 
the riverfront and beyond. Do you 
think this is a good idea?

Q3. The provision of open space, 
landscaping, cafes, restaurants and 
retail is important for new and existing 
residents. Do you think this will be 
an improvement to local amenity 
provision?

19% of respondents either agreed or 
strongly agreed that the site could 
deliver high-quality housing and office 
space to help make the new station 
quarter an enjoyable place to work, live 
in and visit. 64% disagree or strongly 
disagree. 14% were neutral and 3% did 
not comment.

The majority of respondents (60%) 
strongly disagreed or disagreed that 
new premium office space would make 
a significant contribution towards 
Reading’s established position as the 
‘Capital of the Thames Valley’. 19% either 
agreed or strongly agreed with 19% 
remaining neutral on this question.  
2% chose not to comment.

Just over a half of respondents (55%) 
agreed or strongly agreed that it was 
a good idea to have new pedestrian 
routes through the site that will extend 
public access from the town centre, 
through the site to the riverfront 
and beyond. 27% either disagreed or 
strongly disagreed. 17% were neutral 
with only 1% of respondents choosing 
not to comment.

36% of respondents agreed or strongly 
agreed that the provision of open space, 
landscaping, cafes, restaurants would 
be an improvement to local amenity 
provision, with 14% remaining neutral. 
However, 49% disagreed or strongly 
disagreed, with 1% choosing not to 
comment to this question.

Strongly Agree

Agree

Neutral

Disagree

Strongly Disagree

No Comment

KEY

Yes No

KEY
Undecided

Sample size 220 people

16% 14% 1%
19%

36%

11%
1%

25%

14%

18%

31%

17%
9%

18%16%
48%

3%
3%

3%
2%

16%
19%

12%

17% 71%

25%
35%
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Feedback from 
our first exhibition

“Open spaces and pedestrian access 
to the station...love the New York like 
skyline”

“The regeneration of an old and 
poorly maintained area of the town.”

“I like the height of the office 
building, although I think it could be 
even taller (30+ storeys).”

“New housing on brownfield site.”

“I like the increase in density of the 
site.”

“It will provide more housing.”

“Soon enough, people will not want 
to live here as it will be full of empty 
offices, empty buildings and no 
facilities, education space or health 
advice.”

“Too many flats going into town,  
with not enough provision for family 
housing, car spaces, private  gardens,  
doctors surgeries, sports facilities, 
schools etc.”

“To lose a food supermarket as well 
used as Aldi is a major step back for 
the immediate area.”

“I really don’t see why more office 
space is needed when there are 
empty offices.”

“I would like to see 
some social housing 
included in the 
plans for families, 
singletons, couples 
etc.”

“Be braver, use 
different materials 
like the new copper 
clad office in town. 
In 10 or 50 years’ 
time no one will be 
giving this any award 
for innovation!”

“

“

“

“

“

“

Q6. What aspects of the design proposals do you particularly like?

Q7. Do you have any reservations about the design proposals?

Q8. Do you have any comments? Do you have any suggestions?

Don’t like anything

Walkways/pedestrian & cycle access linking Station to...

Green spaces/trees/public space

Improvement to the area

Good use of the site for mixed-use redevelopment

Retail space: Shops/restaurants

Predominantly car free development

Design: mix of high/low rise/high quality

Landscaping

Provision of more housing

Provision of office space

Loss of retail stores esp ALDI

Lack of parking

Lack of/Impact/strain on local services e.g. GP surgery,...

Height of main buildings

Traffic congestion

Too many flats - don’t need more housing

No need for anymore office space - lots already empty

Design - boring/no wow factor/ugly/souless

None

No joined up thinking for the 3 sites in the area/joined...

Lack of outdoor/indoor leisure facilities

Lack of detail on affordable housing

Don’t need anymore coffee shops/restaurants

Over development of the site

Not enough landscaping/Public space

Lack of secure cycle storage

Glut of property for sale and rent, possibly devaluing...

Lack of parking on site and with all proposed...

Lack  of infrastructure

Reduce number of flats/don’t need more flats

Loss of current retail impacting local residents

Must be considered alongside the other proposals

More leisure facilities needed

Lots of empty office units already

More details on affordable housing

Improve the design/be braver

There must be no residents parking facilities

Landmark building needs to be reworked

Lack of environmental information

Need areas for children to play 

Good use of the site

Traffic congestion

No mention of cycle facilites

Engage more with local residents in Lynmouth Road

Blue badge parking spaces

Segregated cycle paths would be good

Large retail store to be included in plans

Reduce building heights

Provision of a third Thames River bridge

Provide some visitor parking only

Build houses with gardens not flats

How about a footbridge over Vastern Road

Improve cycle routes/storage facilites

Cocktail bar on one of the roof spaces

Include good nightlife e.g. bars, live music

Cheap housing for Key Workers

Sports centre

New cinema

Improve bus services

Electric car charging points

Bowling alley, an arts centre, a large scale theatre

A convention centre to accompany the office tower

Gym

Include outdoor play spaces for children
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Sample size:  201 people with 172 responses.

Sample size:  201 people with 430 responses

Sample size:  165 people with 68 comments and 50 suggestions
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Questions Raised

What type of planning 
application are you planning 
to submit?

We will be submitting an outline 
application, which deals with 
the broad principles of the 
development, such as what the site 
will be used for. This allows us to 
later agree with the Council and 
local community a more detailed 
future proposal, called a Reserved 
Matters application. This will allow 
us to finalise aspects such as the 
design of the development, housing 
numbers, parking spaces and 
landscaping.

How many of the flats will 
be affordable? Is there social 
housing or reduced rent 
accommodation?

We are uncertain how many flats 
will be affordable as we will agree a 
level with the Council.  At this stage 
social housing providers have not 
been approached about taking part 
of the development as it is too early 
in the process. At present it is not 
Aviva’s intention  to rent out the 
accommodation, but this may be 
reviewed nearer the completion of 
the development.

Where is the parking for the 
residents?

There will be parking facilities for 
blue badge holders. The current 
Government policy is that inner 
town/city developments, with 
good transport links should not be 
provided with parking for all.

Why do we need more office 
space, when there are lots of 
empty locations already in 
Reading?

We do not know the reason for 
vacant office space. It could be that 
it is not providing the specification 
that occupiers seek, or it might have 
a  tenant who is not occupying the 
space. We are advised by Savills, our 
investment agent, that in the future 
there will  be demand for office 
space.  What’s more, providing 
multiple uses enables the space to 
be more sustainable, with people 
around at all times.

What is the plan for the 
existing shops already in situ?

To deliver the development all 
the existing shops will need 
to be demolished. In the new 
development, most of the ground 
floors will  offer space for shops, 
restaurants, offices and other non-
residential uses, which means 
the existing retailers could be 
accommodated.

Where are residents expected 
to shop for groceries and 
access amenities like schools 
and leisure facilities without 
putting more strain on local 
transport infrastructure?

We would like a shop selling 
groceries to be one of the shop 
occupiers.  In relation to schools, 
we will be required to pay a 
Community Infrastructure Levy to 
the Council when the works start 
so that they have the money to 
provide school places. As for leisure, 
we see this as a good addition to 
the completed project and will have 
space for a gym or similar facility if 
sought.

What limitations are there/will 
there be for public access to 
the green spaces within the 
site?

Green spaces for public access will 
where possible be incorporated into 
the ground level external areas of 
the buildings. 

Does Reading have a plan for 
encouraging independently 
run businesses to open and 
flourish in the secondary and 
tertiary areas of the town?

We are unaware of a plan that 
specifically focuses on independent 
businesses in secondary and 
tertiary areas of the town.  However, 
the current Reading Economic 
Development Plan (2016-2020) 
www.livingreading.co.uk/doing-
business/economic-development-
strategy was written by Reading UK 
CIC in collaboration with Reading 
Borough Council and mentions 
maximising investment through 
promotion, business engagement 
and in micro start-ups and 
workplace provision.

Where will visiting family and 
friends of the new residents 
park?

Many visitors will use the train or 
bus services, however anyone using 
a car can park in the adjacent multi-
storey car park. There are also over 
4 other public car parks within 
walking distance of the site.

What provision for dentist/
health services will there be?

We will provide space for 
community uses which could 
include dentist or health uses if 
sought. During the consultation 
with the Local Planning Authority, 
the need for new health services 
will be identified through their 
consultation with Berkshire West 
Primary Care Trust.

Will mature trees actually be 
planted not young trees?

We will seek to provide a variety 
of landscaping. We will have to 
agree with the Council on the types 
of trees to be planted, and those 
selected need to be sustainable.  
We will consider the provision 
of suitable mature trees in the 
development.
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Our evolving proposal considers the site’s 
surroundings and the feedback we have received 
from stakeholders and residents. We have been 
able to refine our masterplan taking these inputs 
into account.

Artist’s impression showing the current height of illustrative scheme reflecting proposed maximum height parameter

Emerging Masterplan

You said……. We listened

Proposed
• 750-950 homes - studio to 3 bed apartments.

• Primarily car free, with car parking provision made 
for blue badge holders.

• Resident and visitor cycle parking.

• New public realm spaces.

• New pedestrian linkage between the Railway 
Station, underpass and Vastern Road heading 
towards the River Thames.

• New offices, hotel, retail units/gym/ community 
facilities.

• Height of tallest building reduced.

• Car club parking spaces provided.

• Dedicated cycle route along Vastern Road.

• Parking – The national and local planning policy 
aims to reduce the reliance on cars generally and as 
the site is regarded as a ‘highly sustainable location’ 
(meaning it is very close to the Railway Station and 

Height of previous illustrative scheme

the Town Centre), we are encouraged to maximise 
the area for development and reduce car parking 
provision throughout.  This will mean: 

•  It will help reduce the carbon footprint and  
lower emissions

•  Reduce traffic levels in central Reading 

• Loss of retail (ALDI) : sufficient floor space to allow 
a possible replacement has been included in the 
parameters.

• Traffic congestion: car free development will reduce 
the number of trips generated by the site.

• Public space: landscaping design has been 
developed.

• Need for office space: at the Reserved Matters stage 
in-depth reports into the market demand and 
supply characteristics will be commissioned before 
finally deciding on what level of use classification 
will be implemented. The scheme looks to 
accommodate market change in the years to come, 
by adopting a flexible approach. 
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The Planning Process

An outline planning permission will provide 
certainty over the principle for development and 
the parameters within which a detailed design (via 
a Reserved Matters approval) can be developed for 
the site. This will provide the LPA (Local Planning 
Authority) with control over a subsequent Reserved 
Matters application.

Our Outline Planning application will determine the following:

An Outline Planning consent requires a further application, 
known as a Reserved Matters application, to complete the 
development. The Reserved Matters application which will 
cover the following elements in full detail:

• Maximum extent of development footprint

• Access & movement corridors

• Minimum extent of open space & landscape

• Minimum extent of separation distances

• Maximum heights of buildings

• Density and amenity space

• Housing mix

• Car parking

• Design - quality and appearance

• Public realm

• Access

• Layout & Scale - footprint, floorspace, 
massing and height

• Landscaping

6666 ColladoCollinsArchitects 
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Design Code
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A Reserved Matters application will give the 
community the opportunity to comment on 
the detailed proposals through a thorough 
consultation process before the application is 
submitted.

Proposed separation distances

Design Code and Design and Access Statement
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Access Circulation 
and Parking

1

2

1

2

3

4

5

6

7

8
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18

19

20

21

22

32

31

30

33

34

35

36

37

38

29

28

27

26

25

24

23

Vehicular movement

Access into the site from Vastern Road and Caversham Road.

Egress from the site onto Vastern Road.

Access onto site for blue badge parking and for servicing of the buildings.

Separated cycle lanes around the perimeter of the site to promote sustainable 
transport options and reduce potential conflict with pedestrians through the site.

Cycle routes promoted from the Town Centre to the River Thames and Caversham.

At least 2 Car club spaces proposed for residents’ use, to allow car hire as required 
and reduce the need for individual car ownership.

Planting and trees create pocket parks and substantial greening of the development.

Areas of open space provide positive amenity for local people and new residents.

Areas where play features can be provided for local children to enjoy their 
environment.

Large Species Street Trees Pocket Parks Areas for Play Features

Linear park created to provide links between the river and Caversham to the Railway 
Station and Reading.

Pedestrians prioritised to increase permeability within the local area.

Significant amount of street trees and planting to create a pleasant walking 
environment.

38 Blue badge parking spaces provided for new residents.

20 externally on the secondary streets and 18 internally under the podium 
landscapes.

Pedestrian movement

Cycle movement Blue badge parking

Car club parkingParks, open space and play
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Landscape and 
Public Open Space

Linear park

• Provides a new strategic connection between the 
River Thames and the town centre.

• Connects the railway station to the site, providing 
a car free route to Vastern Road, the Thames path, 
King’s Meadow and Christchurch Meadows.

• Provides ‘greening’ of the site by creating a linear 
park comprising new trees, shrub and herbaceous 
planting.

• Opportunities for both active and passive recreation 
and door step play.

• Provision of a range of seating spaces and seating 
options along the route.

Secondary streets

• Provide access for building servicing and parking for 
blue badge holders.

• The eastern street provides access and egress to the 
site with a dedicated pedestrian route along the 
building facade, creating a link between Vastern 
Road and the avenue ensuring permeability 
through the site.

• The western street will be a shared surface with 
priority given to pedestrians and cyclists. A pocket 
park at the end of the street creates a destination 
space and softens the streetscene.

Lobby courtyards and podium landscapes

• Provides breathing space off of the avenue, for 
residents entering the lobbies.

• Opportunity for greening with tree, shrub and 
herbaceous planting.

• Quiet and tranquil spaces to incorporate a range of 
seating options.

• Provides private amenity space for residents.

Hotel plaza

• Create a welcoming public plaza to the front of the 
hotel.

• Opportunity for specimen / feature trees within this 
key location.

• Bespoke seating or public art features.

• Potential outdoor cafe space.

Road frontage

• A green fringe that provides separation between 
Vastern Road and the site.

• Comprises a minimum zone of 5 metres to include 
replacement tree planting, pedestrian routes and a 
dedicated cycle lane connecting the railway station 
to the existing cycle lane along DeMontfort Road.

• The existing trees at the site entrance along 
Caversham Road will be retained and enhanced 
with new planting. 

23/04/2019 Aldgate High St - Google Maps

https://www.google.com/maps/@51.5140049,-0.0752967,3a,90y,5.61h,96.12t/data=!3m6!1e1!3m4!1swlCUgTKCvrB4zf7c7QqNXg!2e0!7i13312!8i6656 1/2

Image capture: Oct 2018 © 2019 Google

Street View - Oct 2018

London, England

 Google

Aldgate High St

The Avenue

• The avenue forms the primary route through the 
site for cars, delivery and people.

• It provides vehicular access for building services, 
deliveries, emergency services and blue badge 
parking.

• Creation of a tree lined boulevard incorporating 
large, specimen trees and blocks of structural shrub 
planting creates a verdant streetscene.

• Pavements will be designed to be wide enough to 
accommodate spill-out space for potential ground 
floor retail or food and beverage units.

• Opportunities for ‘play on the way’ and sustainable 
drainage features.

N

HERMES SCHEME
(FORMER ROYAL 
MAIL SITE)
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Shadow study on the 21st of March at 10 am

Shadow study on the 21st of March at 1 pm

Shadow study on the 21st of March at 11 am

Shadow study on the 21st of March at 2 pm

Shadow study on the 21st of March at 12 am

Shadow study on the 21st of March at 3 pm

Daylight/Sunlight

We asked independent surveyors to assess the 
implications that development of the site might 
have on the daylight and sunlight enjoyed by the 
existing neighbouring properties on the opposite 
side of Vastern Road and Caversham Road.
With the site currently being underdeveloped 
for such an urban location, these residential 
properties currently enjoy a very high level of 
daylight and sunlight.

The surveyors were asked to assess two scenarios 
using guidelines set out by the Building Research 
Establishment (BRE):

1. The massing proposed in the Council’s Reading 
Station Area Framework Document (RSAF)

2. Our current proposed massing

Their analysis of the RSAF (Reading Station Area 
Framework) massing showed that all windows 

in these properties would achieve at least a 
VSC appropriate for an urban location. (Vertical 
Sky Component – a measure of the amount of 
daylight reaching a window).

The results of the analysis of our proposed 
massing were similar with all the windows 
achieving an appropriate VCS.

The analysis also considered the level of sunlight 
that all rooms with windows facing within 
90° of due south would enjoy. The analysis 
demonstrated that all will achieve at least 25% 
Annual Probable Sunlight Hours (APSH) with at 
least 5% during the winter months, as set out 

in the BRE (Building Research Establishment) 
guidelines.

It is therefore considered that taking into account 
all factors, the aims of the BRE guidelines are 
achieved and the proposals will not have a 
significant effect on the daylight and sunlight 
enjoyed by the neighbouring residential 
properties.
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Benefits

5STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: PEDESTRIAN STREET

• Delivers the strategic connection between 
the river and the town centre required under 
area framework.

• Connects to a new crossing of Vastern 
Road to the north allowing for a future link to 
the river.

• Interface with Station Square to the south.

• Provides spill-out for retail frontages on both 
sides.

• May require occasional service access / 
turning for refuse vehicles etc.

• Consider long views between river and 
station.

The following brief is illustrative.

The brief seeks to redevelop the existing 
retail park into a mixed development that 
would provide a place to live, work and 
value, with residential, office, retail use and 
a hotel.

The aimed provision for residential units is 
of approx 600, under a balanced unit mix of 
both one bed units as well as family units of 
two and three bedrooms. 

The office area aimed to be provided is 
25,000 sqm GIA.

The brief for the hotel seeks to provide circa 
120 rooms.

7171

DRAFT

5.2 Illustrative brief

8 STATION SHOPPING PARK, READING | DESIGN SKETCHBOOK

CHARACTER AREA: AVENUE

• Primary through route for pedestrians, 
cyclists and motor vehicles.

• Could be shared with neighbouring site.

• Allows for building servicing, deliveries 
and emergency access as well as resident 
access to car parking.

• Spill-out from ground floor retail along both 
sides.

• Will incorporate street-side parking and 
large tree planting.

• The western end should provide a wide and 
welcoming entrance to the site. Building 
footprint should be adapted to allow this.

• The southern end will form an edge to the 
new Station Square. The character of the 
avenue will need to respond to this providing 
additional spill-out space and increased 
pedestrian priority

Provides the opportunity to secure 
vibrant retail and leisure uses, to 
help make the Station Area an 
enjoyable place to work, live in and 
to visit.

New landscaped public open space.Station Square Pedestrian Link - 
there is an opportunity to provide 
a landscaped link between Station 
Square and the River.

The site can accommodate a 
significant level of new homes of 
mixed tenure, responsive to local 
housing needs.

Contribution to affordable housing.

Business and employment 
development will make a 
significant contribution towards 
Reading’s established position as 
the ‘Capital of the Thames Valley’.

Proximity to public transport 
facilities makes it an ideal location 
for high-density living, not 
dependent on car travel. 

New community facilities can 
benefit existing residents as well 
as future occupiers.
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Have Your Say

We hope you 
have found our 
final public 
exhibition useful 
and informative.

Please do talk to us and 
ask us any questions – 
we are here to help and 
would very much like to 
hear your views prior to 
us submitting our outline 
planning application.

Please let us have your comments on 
our proposals by completing a feedback 
form and posting in the boxes provided 
here today.

If you would prefer to take one away 
with you, please ask us for a stamped 
addressed envelope. We would 
appreciate receipt of your comments 
by Friday 8th November 2019. 
Alternatively you can comment  
online at www.rssp.co.uk

We know your time is precious, but we would really appreciate you giving us 

some details - before you give us your thoughts and comments - to help us 

ensure we are reaching as many people in the community as possible.

PROPOSED REDEVELOPMENT OF 

THE STATION SHOPPING PARK

Please proceed to questions within.

Vastern Road, Reading RG1 8AJ

What is your connection to the area?*

What is your age group?*

What is your gender?*

What is your employment status?*

I live here 

I work here

 I study here 

Other

Male

Female

Other

Prefer not to say

17 or Under

18-24

25-34

35-44

45-54

Working full-time
Working part-time

Self-employed

Apprenticeship

55-64

65-74

75-84

85 or Over

Student 

Unemployed

Retired

Other

Date:

Postcode:

We know your time is precious, but we would really appreciate you giving us 

some details - before you give us your thoughts and comments - to help us 

ensure we are reaching as many people in the community as possible.

PROPOSED REDEVELOPMENT OF 
THE STATION SHOPPING PARK

Please proceed to questions within.

Vastern Road, Reading RG1 8AJ

What is your connection to the area?*

What is your age group?*

What is your gender?*

What is your employment status?*

I live here 
I work here

 I study here 
Other

Male

Female
Other

Prefer not to say

17 or Under
18-24

25-34
35-44

45-54

Working full-time Working part-time Self-employed
Apprenticeship

55-64
65-74

75-84
85 or Over

Student 
Unemployed

Retired
Other

Date:

Postcode:

We know your time is precious, but we would really appreciate you giving us 
some details - before you give us your thoughts and comments - to help us 
ensure we are reaching as many people in the community as possible.

PROPOSED REDEVELOPMENT OF 
THE STATION SHOPPING PARK

Please proceed to questions within.

Vastern Road, Reading RG1 8AJ

What is your connection to the area?*

What is your age group?*

What is your gender?*

What is your employment status?*

I live here I work here  I study here Other

Male Female Other Prefer not to say

17 or Under 18-24 25-34 35-44 45-54

Working full-time Working part-time Self-employed Apprenticeship

55-64 65-74 75-84 85 or Over

Student Unemployed Retired Other

Date:

Postcode:

We know your time is precious, but we would really appreciate you giving us 

some details - before you give us your thoughts and comments - to help us 

ensure we are reaching as many people in the community as possible.

PROPOSED REDEVELOPMENT OF 

THE STATION SHOPPING PARK

Please proceed to questions within.

Vastern Road, Reading RG1 8AJ

What is your connection to the area?*

What is your age group?*

What is your gender?*

What is your employment status?*

I live here 
I work here

 I study here 
Other

Male
Female

Other
Prefer not to say

17 or Under
18-24

25-34
35-44

45-54

Working full-time Working part-time Self-employed Apprenticeship

55-64
65-74

75-84
85 or Over

Student 
Unemployed

Retired
Other

Date:

Postcode:

Thank you once again 
for attending today.

For more information, please contact the Community Engagement Team:

0207 446 6837  

readingstationpark@bartonwillmore.co.uk

www.rssp.co.uk



Reading Station Park 108Reading Station Park 108

Appendix 7 — 
Second public exhibition feedback form
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Appendix 8 — 
Demographics of comments 
received Exhibition 2 



Reading Station Park 114

Q1. What is your connection to the area?
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Q3. What is your gender?

Sample size: 208
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Appendix 9 — 
Calling card



Statement of Community Involvement 117



Reading Station Park 118Statement of Community Involvement 118

Appendix 10 — 
Good practice guide to public engagement 
in development schemes  
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For developers, communities and decision makers, 

one of the biggest challenges in taking forward 

a development scheme is to ensure that public 

engagement is undertaken in a way which is 

meaningful, inclusive and brings benefits for  

all involved. 

This guide is intended to provide practical advice 

for all those involved in public engagement in 

development schemes which require planning 

consent. It is illustrated by real examples of good 

practice and provides information and assistance 

to those planning, engaging in, or assessing 

community consultation.

Good Practice Guide to Public 
Engagement in Development Schemes

Planning Aid Advice Line    0330 123 9244    advice@planningaid.rtpi.org.uk

Good engagement reduces conflict, 
results in better development and most 
importantly allows communities to have 
an influence over the future shape of the 
places where they live.

About Planning Aid

Planning Aid offers people the opportunity 
to get involved in the development of their 
local areas. We provide free and independent 
professional planning advice to community 
groups and individuals who cannot afford 
to pay professional fees. We work with 
communities to help them understand and 
play a role in the planning process. We 
are an independent source of advice and 
information on planning issues, and not part 
of central or local government.

Further information and contact details can 
be found at the back of this guide. 

2

Engagement is a two way process 
of openly sharing and exchanging 
information, understanding different 
views, listening and responding to 
suggestions, developing trust and 
dialogue to support effective working 
relationships to the mutual benefit of 
all involved. 

Contents
Introduction P 2

Why Engage? P 4

Principles of Engagement P 6

Awareness to Engagement P 8

Planning for Community  
Engagement P 10

Pre-application Stage P 12

Submission to Decision Stage P 14 

Construction and  
Operation Stage P 16

Delivering Good Practice P 18

There are many challenges to successful 
engagement with the community on 
development schemes, but they are 
small in comparison to the risks of failing 
to engage in a timely, meaningful and 
inclusive manner.

“Effective consultation at the early stages of 
proposals improves schemes and creates value.”

Mike Dunton, Consultant G L Hearn.

“Good engagement motivates and inspires 
individuals and communities to help shape the 
future of their neighbourhoods, with positive 
outcomes for all involved.”

Sue Manns, National Planner, Planning Aid England.

3

Planning Aid
Planning Aid England and Planning Aid for London together provide free, 
independent and professional help, advice and support on planning issues 
to individuals and communities who cannot afford to pay for professional 
help. The service is delivered through a small team of staff and a network 
of volunteers, the majority of whom are Chartered Town Planners, who 
give their time free of charge. Planning Aid also works with developers, 
local authorities and others to help raise the standard of community 
engagement on planning matters.

How you can contact us
Planning Aid is delivered through staff and volunteers based in the community:

Planning Aid England
› Advice Line:  
 Tel: 0330 123 9244 Email: advice@planningaid.rtpi.org.uk

› General Enquiries:   
 Tel: 0203 206 1880  Email: info@planningaid.rtpi.org.uk

Planning Aid for London
 Tel: 020 7401 8046 Email: info@planningaidforlondon.org.uk

Other Planning Aid contact telephone numbers:

› Planning Aid for Scotland 0845 603 7602
› Planning Aid Wales  02920 625 009

Full contact details for Planning Aid services are at:

www.rtpi.org.uk/planningaid and

www.planningaidforlondon.org.uk

Planning Aid England is part of the Royal Town Planning Institute,  
a charity registered in England 262865 and in Scotland SC037841  
Head office: Royal Town Planning Institute, 
41 Botolph Lane, London EC3R 8DL.
©Copyright RTPI 2012
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Planning Aid England     0203 206 1880    www.rtpi.org.uk/planningaid

Why Engage?

Depending on the size and type of 
development project, there are different legal 
requirements for community consultation. 
Larger projects, including nationally 
significant infrastructure projects now require 
considerable consultation by the developer 
before an application is submitted. Other 
projects, for example small developments such 
as a change of use or householder application, 
may only require neighbours to be notified 
by the local authority once an application has 
been submitted. Whatever the requirements, 
talking to neighbours and others before an 
application is submitted will often save time, 
reduce risks and most importantly result in a 
better scheme.

It makes sense to engage

Good developments are those which work 
well with their local areas. This means that as 
part of the design process there is a need to 
understand how a place works and functions.  
The community are well placed to help with 
this information. Good community consultation 
and engagement is an essential part of a 
good development process, especially when 
undertaken early on in the process when 
changes to a scheme can more easily be made. 

For communities, engagement means a 
chance to understand what is proposed, 
to explore how a development can 
bring value to an area, to identify which 
options would work best within a local 
context, to help shape solutions and to 
have their say on a scheme.

For developers, engaging with the 
local community can provide vital local 
knowledge, reduce the risk of challenges 
and delays, identify how a scheme can 
bring value to a local area and enhance 
the reputations of all involved.

For decision makers, good pre-application 
engagement will have identified those 
issues of importance to the local 
community and show how the proposal 
has responded to these. It will be for 
the decision maker to balance these 
alongside planning policy and other 
considerations, e.g. traffic impact, job 
creation and make a decision on the 
application.

engageDecision Makers

Developers
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When investing in a new 
product, a good business 
will invest in ‘market 
research’ or consultation 
to ensure that the 
product is fit for market. 
Development schemes 
are no different. 

Good engagement does not mean that a scheme will 
definitely go ahead as it may be unacceptable in terms 
of planning policy however, it will play a big part in 
helping all those involved to understand the issues and 
risks associated with an application and in reducing 
delays once an application has been submitted. 

Good engagement is about more than just ‘ticking 
a box’. If there is no real commitment, all the key 
decisions have been made, not enough time is allowed 
or there are insufficient resources to engage properly, 
it is likely that at best little will be achieved and at 
worst, may add to the frustrations of a community 
increasing the risk of objections, delay and possible 
refusal of consent. 

A recipe for good engagement

There is no ‘perfect recipe’ for good community 
engagement. Every development scheme and every 
community will be different. However this guide 
describes some good practice ‘ingredients’ which 
can be used to develop a positive and beneficial 
engagement process.   

“Change happens – and needs to 
happen – but people are often 
very uncomfortable with the 
uncertainties that change brings to 
their lives. Early and appropriate 
engagement in the development 
process can do much to minimise 
uncertainty, and help people make 
a positive impact on schemes 
rather than just sniping from the 
sidelines. This Good Practice Guide 
will help planners and other key 
players ensure that this happens.”

Mark Middleton, Head of Planning, 
Worcestershire County Council.

When making design changes 
in response to comments 
from the community, it is 
important to be sure that the 
views are representative of 
the community, because if not, 
then it might not be the right 
solution. Inclusive engagement 
is the key to success. 

Community consultation and 
engagement should not be carried 
out just to tick a box – it should 
have a clear purpose and be of 
value to all involved, otherwise it 
might do more harm than good!

Good engagement reduces 
conflict, results in better planning 
outcomes and most importantly 
allows communities to have an 
influence over the future shape of 
the places where they live. 

“The typical participants in local decisions vary according 
to activity, but generally are more likely to be white, 
older, better educated, richer, middle class males.” 

Pathways through Participation: What creates and sustains 
active citizenship? Understanding Participation: A literature 
review. NCVO, IVR and Involve. Dec 2009 

5

Planning Aid for London    020 7401 8046    www.planningaidforlondon.org.uk6

Principles of Engagement 

Principles of 
Engagement

Research and analysis – explore the context, 
history, different communities and groups in the 
area who may affected. Identify what will motivate 
people, what else is happening in the area, establish 
if it is connected and if so consider the potential 
to share events. Establish the goals - what are the 
benefits of engaging with communities and how 
will these be realised? 

Monitor and evaluate – monitor 
engagement and use the results 
to identify gaps and inform 
actions to widen the process and 
ensure a balanced community 
response is achieved. Consider 
the comments received and 
how they can be taken into 
account in the design – is further 
engagement required?

Continuing to engage –  
Has feedback been 
given and how will the 
relationships developed 
be continued into 
the construction and 
operational phases of a 
development project?

Learn from the process –  
identify what people think of 
the way the consultation has 
worked. What could be done 
better, what else needs to be 
done, was it a balanced and 
inclusive process. Identify the 
lessons learned and take these 
forward into other projects.

24
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Relationship building, 
knowledge and skills –  
develop links with key groups 
and individuals who can assist 
and advise on what matters in 
the area. Consider how existing 
community groups, networks 
and representatives might be 
involved, what barriers might 
exist and what help might be 
needed to build the capacity to 
engage.  

Communications – ensure that 
the information provided is clear, 
accessible and sufficient to tell people 
what they want to know, and to allow 
them to decide whether to engage. 
Be clear about what is fixed and why, 
and what is ‘up for debate’. Check 
that mechanisms are in place to allow 
information to flow in all directions 
and that response dates are clear.

Timing – be realistic, allow sufficient 
time to achieve the goals set at the start. 
Provide a clear timetable for the project 
identifying consultation opportunities. Ensure 
engagement takes place when things can 
be changed and when it is cost effective to 
do so. Allow sufficient time for considered 
and informed response. How and when will 
feedback be provided?  

Inclusive – ensure under represented 
individuals and groups are included 
and that they have an equal 
opportunity to be heard. Be clear 
when making changes that these do 
not respond to a vociferous minority 
but are a response to a wider 
community view. 

24
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Awareness to Engagement 
Moving towards effective community engagement

Every development, no matter how 
large or small, can benefit from 
effective engagement. Talking to 
a neighbour before submitting an 
application for an extension to 
an existing building, listening to 
any views they may express and 
responding to comments they 
may make always helps, as does 
telling them when building work 
will start. This applies equally to 
a nuclear power station or major 
residential development. However, 
the approaches used, the time 
taken and the resources invested in 
consultation will be different, and 
should be in proportion to the size 
and impact of the development.  

Site notice, press 
notice, leaflets, talk 
to neighbours

Awareness raising 

Building understanding

Discuss and debate 

Effective engagement

Consult and communicate

More information 
about what is 
happening, where, 
why and when 

Invite comments, 
listen and make 
changes, provide 
feedback

Forum to agree 
changes, embrace 
ideas and suggestions, 
responsive process 

Build lasting, positive 
relationships 

Planning Aid Advice Line    0330 123 9244    advice@planningaid.rtpi.org.uk8 9
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Planning for Community Engagement 
The Different Stages of a Development Scheme 

10

Pre-application
Stage Submission 

and Decision
Stage

Construction 
and 

Operation
Stage

Legal and other requirements Legal and other requirements Legal and other requirements

Pre-application consultation 
is a statutory requirement 
for Nationally Significant 
Infrastructure Projects. 

What does the local 
authority Statement of 
Community Involvement 
say about non statutory 
pre-application consultation 
requirements?

Planning application - 
neighbours notified 
and site / press 
notices may be 
displayed as required.

Nationally Significant Infrastructure Project – 
Report of Consultation forms part of the 
application and developer advertises 
application and notifies all those who have 
commented at pre-application stage.

Considerate Constructor Scheme.

Research the area 
and communities, 
understand what else 
is happening, what 
will motivate people, 
what rumours or 
fears exist.

Build relationships with 
existing community groups 
and individuals, develop 
knowledge and capacity if 
needed.

Communicate widely to raise 
awareness, what is fixed and 
what is up for debate.

Engage early and set 
out a clear timetable 
for consultation, 
including feedback.

Monitor involvement, and 
take action to address 
under-representation.

Communicate widely 
explain why this  
consultation is taking 
place and why it is 
important to 
comment again.

Be clear about timescales 
and what will happen to 
comments.

Be inclusive ensure 
everyone has the 
chance to engage.

Monitor involvement and 
inform people of decisions.

Continue relationships with 
existing community groups and 
individuals and keep them 
informed of what is happening 
and when.

Communicate widely.  

Respond to comments and 
take action to address issues 
before they become a crisis.

11
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Press notice 

Newsletters

Website

Leaflet drop

Research the communities 
who may be affected. 
Identify key individuals 
and groups who can 
spread the word. 

Consider different levels 
of awareness raising 
depending on proximity 
and location. 

Add colour to press 
advertisements and 
leaflets to draw attention 
to them, keep to key 
information, and notify 
those most affected in 
person to ensure they are 
aware of the scheme.

Explain what is proposed, 
how to find out more 
and why views would be 
appreciated. 

Place adverts in public 
places for example 
community centres, 
libraries, in shop windows, 
bus stops, places of 
worship.

Consider ‘trade’ journals, 
local publications. 
Monitor responses and 
address weaknesses. 

Develop interactive  
website.

Staffed exhibitions, interactive 
displays, where questions can be 
asked and answered 
Make questionnaires available for 
feedback and comments 
Offer presentations to local groups
Provide regular updates via 
newsletters 
When appropriate consider requests 
for facilitated events
Interactive websites

Interest, enthuse and motivate 
communities to respond and manage 
expectations. 

Consider establishing a residents / 
community steering group and work 
with them to identify locations for 
events and fine tune the content. 

Identify and connect with other 
community events e.g. community 
fairs. 

Seek feedback and be clear what will 
happen to comments. 

Monitor attendance and consider 
additional venues / events to secure 
a balanced response. Consider a 
‘home visit’ service. 

Re-consult if significant changes have 
been made to the proposals. 

Use interactive websites to reach 
the ‘silent’ majority - then focus 
resources on the disadvantaged and 
hard to reach.
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Pre-application Stage 
Good Practice Approaches
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Liaison groups
Workshops with different 
groups (local residents 
and interest groups) to 
discuss development
Focus groups 
Field trips 
Online forums 
Consensus building and 
mediation / dispute 
resolution
Online discussion forum

Build trust, be transparent 
and manage expectations. 

Level the playing field – 
facilitate the process to 
allow fair participation.  

Listen to views and 
share tensions between 
different communities. 

Invite new ideas and 
consider alternatives – 
provide responses. 

Focus sessions on key 
issues – capture local 
knowledge and ideas.

Run visits to see similar 
developments elsewhere. 

Provide honest feedback 
and explain how comments 
have been included and 
if not, why not. Do what 
you say you will.

Keep website up to date. 

Consider using 
independent mediators to 
find an agreed solution.

Community forum

Drop-in sessions

Staffed telephone  
hotline during 
construction 

Electronic update alerts

Continue to support and 
involve groups which 
have contributed to the 
process. 

Invite feedback on issues 
before they develop into 
a crisis. 

Use engagement to 
inform decisions on 
issues such as traffic 
routing. 

Invite participants 
to share knowledge 
and experiences with 
similarly affected groups 
in the future, acts as 
mentors for others.

Involve participants in 
evaluation. 

Keep the website up to 
date with responsive 
key contact information. 
Provide electronic alerts 
at key stages.

Discuss and Debate Effective Engagement

EDF Energy held a series of workshops for 
school children and young adults to help 
to identify the issues and opportunities 
associated with a new nuclear power station 
in their area – the suggestions which resulted 
have influenced the project development. 

“We aim to meet the challenges of ‘consultation 
fatigue’ and raise interest in the planning process 
by using local people to encourage their friends, 
neighbours and families.”

Mike Dando, Community Outreach Coordinator, 
Planning Aid England.

“The independent research helped to identify 
who was engaging in our consultation process 
in the early stages. By comparing these results 
with the profile of the population as a whole, 
we were able to identify groups that were 
missing and take specific steps to engage with 
them later in the process.”

Alex Kaufman, Head of Communications, EDF 
Energy New Nuclear Build.

Un-staffed exhibitions

Leaflets 

Websites

Information sheets

Telephone hotline for further 
information 

Build understanding and 
awareness. 

Arouse interest. 

Ensure venue is accessible and 
material appropriate to the 
audience and the area.

Consider timing of the 
exhibition, public transport 
accessibility, language /style 
used. Identify whether there 
is a need to produce material 
in different languages. Provide 
clear information about 
the project, background, 
explain what is ‘fixed’ and 
what is ‘up for discussion’, 
identify options, key dates for 
consultation events and how 
to comment. 

Explain the relationship with 
other consultations.

Provide a telephone hotline 
for those wanting more 
information. 

Planning Aid for London and Crossrail set up 
a Community Liaison Panel for residents of 
Whitechapel to help them be involved in each 
stage of planning and constructing Crossrail. 
In areas where English is not a first language, 
translation services have been offered to 
enable minority groups to engage. 

Awareness Raising Consult and CommunicateBuilding Understanding

Examples

“Sharing plans with my neighbour resulted 
in some good ideas which saved money and 
improved the appearance.”
Member of the public.

• A ‘Building Schools for the Future’    
 consultation in Birmingham took place on  
 a vacant site where a new school was to  
 be located.

•  A traffic calming consultation event was   
 advertised on road signs at affected junctions.
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Submission and Decision Stage 
Good Practice Approaches
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Statutory requirements – 
either the local authority 
or developer will notify 
neighbours about a 
proposal. This notification 
could be by letter, site 
notice or a press notice.

Letters should explain 
proposal clearly, why 
views are being sought 
at this stage and 
what will happen to 
comments. Consider 
drawing attention to the 
importance of the letter in 
different languages. 

Letters can include 
reference to Planning 
Aid where independent 
advice can be obtained. 

Explain relationship to 
other applications  
where relevant. 

If they relate to an appeal, 
explain how the views 
expressed previously 
will be taken forward, 
and how people may get 
involved in the process.

Local Planning Authorities 
can alert residents to new 
applications in their area 
via their websites.

Application and all associated 
material made available 
for inspection. This can be 
electronic or hard copy. 

Ensure that written  
documents are easy 
to navigate and where 
necessary include a non 
technical summary. 

Ensure plans displayed 
online are legible and it 
is possible to get an idea 
of scale – include key 
measurements in written 
form on plans. 

Where there is a large 
volume of material break it 
down into bite sized chunks 
and link it electronically to 
avoid the need for those 
consulted to wade through 
huge documents to find the 
parts of interest. 

Ensure paper copies are 
available for those without 
access to a computer and / 
or printer.

Ensure those without 
internet access can access 
and understand relevant 
documents – place in 
libraries and community 
centres and refer to 
Planning Aid.

Make plans and application 
documents available

For major schemes consider 
staffed exhibitions, where 
models may be available and 
interactive displays 

Consider presentations to  
local groups   

Make use of a website 

Ensure that material is 
appropriate and accessible.  

Models are helpful to show a 
major project design and how it 
fits with its local area. 

For large schemes consider 
3D visualisations, interactive 
models etc.

Where changes are made 
consider the need to notify 
people of amendments and  
how they can comment.

Be clear about who is 
undertaking the consultation 
and why, and who comments 
should be made to.  
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Workshops with key 
groups

Community forums 

Mediation  

Online discussion 
forum

Discuss with key 
parties / communities 
how conditions could 
be used to overcome 
concerns and how 
section 106 benefits 
could be used to 
address issues relating 
to the scheme for 
the benefits of those 
affected. 

Consider using 
independent 
mediators to find an 
agreed solution. 

Community forums

Online discussion 
forums

Keep community well 
informed of process, 
changes, decision and 
reasons. 

If permission is 
granted, explain what 
conditions have been 
applied and what 
needs to be done 
to meet them. If 
permission is refused, 
explain why and what 
might happen next.

Many councils now include reference 
to Planning Aid on their neighbour 
notification letters as a source of 
independent advice on planning. 

A number of local planning authorities 
have a ‘duty’ planning officer available 
to help people understand planning 
applications and how to make their views 
known. In Birmingham there is also help 
for those who find it hard to use the  
online information system. 

Kirkstall Forge (Leeds) is a Brownfield mixed 
use development of over 100,000sq metres. 
The developer works through the local liaison 
group to provide regular progress reports 
throughout the life of the application and 
subsequent amendments. Regular updates 
are also provided on the website and 
each year the developer attends the local 
community festival (attended by over 20,000 
people) and has a stand to provide the latest 
details of the scheme and answer questions 
about the proposals.

Mediation may be a way of achieving an 
agreed solution where there is conflict 
between parties. 

Conflict between neighbours arose following 
refusal of planning consent for an extension 
which conflicted with planning policy. Due to 
the wording of a letter, the applicant thought 
refusal was also due to the objection from  
the neighbour and a long-standing friendship 
was destroyed.

15

Examples

Discuss and Debate Effective EngagementAwareness Raising Consult and CommunicateBuilding Understanding



Statement of Community Involvement 123

Planning Aid England     0203 206 1880    www.rtpi.org.uk/planningaid

Newsletters 

Website

Leaflet drop 

Notify local residents 
of when the project 
will begin and of any 
proposals to close access 
roads / pathways or 
restrict access. Include 
details of the hours of 
construction and how 
long work is expected  
to take.

Place colourful notices 
in key locations e.g. 
stations, bus stops, 
shops, community 
centres, places of 
worship. Notify 
communities about 
alterations to time 
tables, delays, 
achievements and 
changes to the scheme.

Leaflet on progress

Newsletters  

Provide contact information 
for project managers and 
the construction team who 
can respond to complaints. 

Newsletters 

Drop-in sessions on site 

Presentations

Website updates

Provide a telephone hotline for 
information / complaints. 

Identify a site officer and 
ensure they are known to the 
community. 

Include contact information on 
the website.

Issue electronic alerts to raise 
awareness of key stages / road 
closures etc.

Make use of website  
and include contacts details. 
Ensure emails received are 
replied to.
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Construction and Operation Stage 
Good Practice Approaches
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Community forum and 
resident/tenant groups

Telephone hotline 

Update website and 
electronic alerts 

Discuss issues with 
affected groups / 
individuals e.g. times 
when access may be 
restricted, alternative 
routes and amend where 
appropriate. 

Solve problems before 
they develop into conflict.

Make use of website  
and include contacts 
details. Ensure emails 
received are replied to.

Provide contact with 
designers so that 
the community can 
contribute to details  
such as landscaping 
materials etc.

Involve residents’ steering 
group in choosing 
contractors. Consider 
using independent 
mediators to find an 
agreed solution.

Community forum, 
regular updates 

Online discussion 
forums

Involve the project 
manager with local 
groups and develop 
relationships.

Involve communities 
with the scheme, can 
local residents be 
trained to work on 
the construction or 
in the building once 
constructed?

Work with community 
groups, invite them 
to see progress of 
development.

Provide feedback on 
website to show how 
comments have been 
acted on. 

The Channel Tunnel Rail Link – High Speed 
project established a 24 hour helpline and 
appointed an independent Complaints 
Commissioner to oversee the project and 
report back to the local authorities.

Family Mosaic Housing Association held a 
competition to award 5 construction job 
apprenticeships to young people on an 
estate which was to be rebuilt as part of a 
regeneration scheme.

“Lockleaze Voice is a Neighbourhood 
Planning Group open to all those living and 
working in the local community. Regular 
meetings are held at which the attendees 
can discuss and influence local concerns, 
particularly development schemes.”

Peter Whitehead, Community Outreach 
Coordinator, Planning Aid England.

The Docklands Light Railway employed a 
‘local ambassador’ as part of the launch 
strategy for Langdon Park Station to promote 
the use of the station by liaising with the local 
community and distributing travel cards. This 
was so successful that local ambassadors will 
be appointed for future station schemes.

The Bull Ring development in Birmingham 
included viewing areas and live web 
cameras where progress on construction 
could be followed.
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