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Dear Mr Markwell,
T&CP (Development Management Procedure) (England) Order 2015 & Planning (Listed Buildings and Conservation Areas) Regulations 1990
80 CAVERSHAM ROAD, READING, RG1 1AA
Application No. 182252
In response to Historic England’s (HE) further letter of representation of 5th June 2019 (Ref: P01063223), please find below our response, the details of which I trust addresses their further comments. 
In summary, HE has requested that a further 3 viewpoints are considered as part of the assessment of potential effects upon heritage assets.  These are as follows:
· “Top end of West Street”, looking north with Greyfriars Church in the foreground to the view;
· “Junction of Castle Street with St Mary’s Butts”, looking north with St Marys Church in the foreground to the view; and
· From the entrance to Caversham Court Gardens and views from Church Road within the St Peters Conservation Area.
In response, please find attached a series of visualisations and existing view photographs looking towards the Caversham Road site from each of these viewpoints.  Whilst the visualisations are not ‘Visually Verifiable’, they provide a good appreciation of the likely visibility of the Station Hill development within the view and the screening that this development would provide to the Caversham Road development within views from the south of the town centre.  It should be noted that, given that the Station Hill scheme is consented, this was taken to form part of the baseline to the assessment of townscape and visual effects in the Environmental Statement (ES). As such, the townscape and visual assessment considered the effects of placing the Caversham Road development within a townscape setting which already contained the Station Hill proposal. 
In addition, please be aware that we did not prepare visually verifiable montages (VVMs) for the viewpoints from West Street (Greyfriars Church) and Castle Street (St Marys Church) on the basis that the ZTV did not indicate that the Caversham Road proposal would be visible from these parts of the town centre.  Further, and as previously advised in our earlier letter of 15th May 2019 (Ref: JSL2990), each of the viewpoints included within the ES, and for which VVMs were prepared, were first agreed with Richard Eatough (RBC) as part of our pre-app consultations.  At no point in those discussions did RBC request a viewpoint from these two locations within the south of the town centre.     
We provide further detail with respect to each of these viewpoints as follows:
Greyfriars Church (‘Top End of West Street’):
The visualisations attached include two views looking towards Greyfriars Church from the top end of West Street as requested by HE, both with and without the Station Hill development.  Within the first of these views (Attachment 1.1/ 1.2), the Caversham Road proposal is fully screened even without the consented Station Hill proposal added to the view.  Within the second of these views (Attachment 1.3/1.4), whilst the Caversham Road proposal is partly visible within this view without the Station Hill development, once this is added, the visualisation clearly shows that it would completely screen the Caversham Road proposal within the view.   This reinforces the conclusions to the townscape and visual resources assessment (TVRA) within the ES, which concluded that townscape character area 7: Reading Station West, within which Greyfriars Church is located, would be unaffected by the Caversham Road proposal.
St Marys Church (‘Junction of Castle Street with St Mary’s Butts’):
[bookmark: _GoBack]The visualisations attached for this view show the same view that was included within the ES for the previous scheme on the Caversham Road site (Attachment 2.0).  This was included as an existing view photo only within the previous ES; no VVMs were prepared to show the effects of the previous scheme on this view.  However, the visualisations attached for this view (Attachments 2.1/ 2.2) again clearly demonstrate that, whilst the Caversham Road proposal would be partly visible within the view without the Station Hill development, once this is added, it would be completely screened by this consented scheme.
Entrance to Caversham Court and sequential views along Church Road within the St. Peters Conservation Area:
Unfortunately, we are not in a position to provide visualisations showing the would be view from these viewpoints.  However, we include a google earth image showing the view from Church Road which is slightly elevated above the level that people standing at this point would naturally experience and is directly adjacent to the entrance to Caversham Court. The ZTV (Fig 6.3 within the ES) indicates that parts of the taller buildings within the Caversham Road proposal may be visible from the entrance to Caversham Court, albeit that views would be partly screened by buildings lining the southside of the road and other intervening structures, including the Crowne Plaza Hotel.  The ZTV also suggests that the proposal would be visible from other parts of Church Road.  Albeit buildings lining the road would provide some screening.  
We continue to be of the opinion that potential effects upon views from the St Peters Conservation Area, including Caversham Court, are best assessed by reference to Representative Viewpoint 14 (see Figure 50, Appendix 6.2 of the ES) for which the assessment concluded that there would be a Negligible adverse significance of effect upon the view during winter.  We consider this assessment to be generally representative of the likely effects upon views from the conservation area as a result of the Caversham Road scheme.       
As with our previous response and, using the terms within the TVRA, any potential effects upon these views from the Conservation Area would be not significant and those from viewpoints within the south of the town centre would be unaffected.
We trust our response has addressed HE’s further concerns and thus will consider this matter closed unless we hear further from you.
Yours sincerely,
For RPS Consulting Services Ltd
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Paul Hopper
Associate Landscape Architect BA(Hons), Dip LA, CMLI
hopperp@rpsgroup.com
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