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Introduction

Project Background

This Environmental Statement (ES) has been prepared by Stantec UK Ltd (Stantec) on behalf
of abrdn (‘the Applicant’) in relation to an outline planning application (Ref: 230822) for the
redevelopment of land at Forbury Retail Park (hereafter referred to as ‘the Site’).

The Site is located within the administrative boundary of Reading Borough Council (RBC). The
Site is approximately 2.65 hectares in area and currently comprises of buildings and
hardstanding. The current uses on the Site comprise retail stores including Home Sense,

DFS, SCS and the fast-food chain KFC. On the Site, there is a surface car park with 313
spaces. A Site Location Plan is provided in Appendix A.1.

The outline planning application is for a residential-led development in Reading (hereafter
referred to as the ‘Proposed Development’). The description of the Proposed Development is
as follows:

“Outline application with all matters reserved with the exception of access, for site
redevelopment involving the demolition of all existing structures & a residential-led mixed use
proposal for up to 700 residential units (Class C3) & up to 3,000 sgm (GEA) of commercial
uses (Class E), together with various associated works including replacement pedestrian and
vehicle access routes, open spaces, hard & soft landscaping & sewer works, partial basement
excavation, up to 130 basement level car parking spaces, up to 53 separate car parking
spaces for Class E uses, up to 600 cycle parking spaces & servicing facilities. This application
is accompanied by an Environmental Statement

The outline planning application to which this ES relates was submitted on 8th June 2023 and
confirmed as valid on 14th September 2023. Consultation comments have been received and
reviewed including requests for conditions as well as comments that request amendments to
the outline planning application. A number of meetings have also been held with the RBC
planning case officer in relation to the design of the Proposed Development. In the interests of
responding to the consultation comments and discussion with RBC a design review has been
undertaken by the Applicant’s design team.

This ES provides an updated Environmental Impact Assessment (EIA) of the Proposed
Development in light of the amendments defined within this revision of the ES and identifies

the likely significant environmental effects of the Proposed Development during demolition,
construction and operation.

Terms and Definitions

For ease of reference, the following terms have been used throughout the ES (unless the
context dictates otherwise):

= ‘the Site’ — the site area being developed pursuant to the Proposed Development (the
extent of which is shown on the Site Location Plan at Appendix A.1);

= ‘Proposed Development’ — the residential-led development for which planning permission
is being sought (as described in Chapter 3 and plans provided in Appendix A.2);

= ‘the Applicant’ — abrdn;

= ‘RBC’ — Reading Borough Council;
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= Application Drawings — plans submitted as part of the planning application (as shown in
Appendix A.2); and

= Application Description — formal application description (as outlined in Section 1.1 and
Section 3.1).

EIA Terms:

= Primary mitigation — measures which are designed to be an inherent part of the Proposed
Development to mitigate identified likely significant effects;

®  Secondary mitigation — measures to mitigate identified likely significant effects which
require further activity to be achieved, and do not form an inherent form of the Proposed
Development;

= Tertiary mitigation — measures to mitigate identified likely significant effects due to other
legislative requirements or actions considered as standard practice;

= |mpact — in relation to the outcome of the project (e.g. the generation of emissions to air);

= Effect — the consequent implication in environmental terms (e.g. the reduction in local air
quality);

= As proposed for this EIA: Short-term effect duration — less than two years; Medium-term
effect duration — two years to five years; Long-term effect duration — over five years.

The Environmental Statement and Other Documents

This ES presents the findings of an EIA undertaken in accordance with the Town and Country
Planning (Environmental Impact Assessment) Regulations 2017 (as amended), referred to as
the ‘EIA Regulations’.

The Proposed Development is considered to be EIA development (as defined) because it is
development that falls within paragraph 10(b) of Schedule 2 of the EIA Regulations that has
the potential to give rise to significant environmental effects by virtue of its size, nature and
location. The Applicant has voluntarily undertaken an EIA in accordance with the EIA
Regulations.

Running concurrently with the design process, the EIA has sought to identify any likely
significant environmental effects, to identify appropriate design and construction measures
and apply good practice both to mitigate any likely significant adverse environmental effects
and to maximise the environmental opportunities which might arise as a consequence of the
construction and operation of the Proposed Development. The EIA has also sought to
determine the residual beneficial and adverse environmental effects remaining after mitigation
measures have been incorporated.

The ES comprises the following volumes:

= Volume 1: Main Report (this document)
o Chapter 2: description of the Site and surrounding area.
o Chapter 3: summary of the Proposed Development;

o Chapter 4: outlines the demolition and construction works, and proposed site
management;
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o Chapter 5: methodology adopted to undertake the EIA;

o0 Chapter 6: summary of the planning and policy context;

o Chapter 7-13: technical chapters including Socioeconomics (Chapter 7), Noise and
Vibration (Chapter 8), Air Quality (Chapter 9), Heritage (Chapter 10), Daylight,
Sunlight, Overshadowing and Solar Glare (Chapter 11), Wind and Microclimate
(Chapter 12) and Townscape and Visual (Chapter 13); which document the
assessments of likely significant effects of the Proposed Development;

o Chapter 14: assessment of impact interactions.

Volume 2: Appendices

Non-Technical Summary.

The other documents submitted alongside the planning application include:

Planning Statement;

Design Code;

Design and Access Statement (DAS);
Statement of Community Involvement;
Retail Statement (RS);

Health Impact Assessment (HIA);
Energy Statement;

Sustainability Statement;

Waste Strategy;

Site Waste Management Plan (SWMP);
Phase 1 Ground Condition Assessment;
Ecological Assessment Report (EAR);
Arboricultural Impact Assessment;
Transport Assessment;

Framework Travel Plan;

Flood Risk Assessment and SuDS Strategy;

Drainage Strategy; and

Fire Statement.
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1.4  Project Team

1.4.1  The project team for this EIA is shown in Table 1.1. In accordance with Regulation 18(5)(b) of
the EIA Regulations, a statement outlining the relevant expertise and qualifications of
competent experts appointed to prepare the ES is provided in Appendix A.3.

Table 1.1: EIA Project Team

Project Team Member Team Position

Stantec EIA Coordination

Socioeconomics

Air Quality
Townscape and Visual
Sandy Brown Noise and Vibration
Montagu Evans Heritage
EB7 Daylight, Sunlight, Overshadowing and Solar
Glare
RWDI Wind and Microclimate

1.5 Environmental Statement Availability

1.5.1 This ES is available for viewing online via the publicly available RBC planning porta under
application number PL/25/1706: https://publicreqister.reading.gov.uk/pr/s/register-
view?c r=Arcus BE Public_Register. Electronic copies of the ES and Non Technical
Summary may be obtained free of charge

1.5.2 Itcan also be viewed at RBC planning offices: Civic Offices, Bridge Street, Reading, RG1
2LU. Please contact RBC by telephone on 0118 937 3787 to make arrangements to view the
ES at the Council office.


https://can01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fpublicregister.reading.gov.uk%2Fpr%2Fs%2Fregister-view%3Fc__r%3DArcus_BE_Public_Register&data=05%7C02%7Cmax.baldwin%40stantec.com%7C471c1fe6b1e14d0839cd08de3c886073%7C413c6f2c219a469297d3f2b4d80281e7%7C0%7C0%7C639014753607575809%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=Qu%2B4WFk0MYbfOQ5Z6oVKM7DcxcgTxzgspqB8o%2FEgExo%3D&reserved=0
https://can01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fpublicregister.reading.gov.uk%2Fpr%2Fs%2Fregister-view%3Fc__r%3DArcus_BE_Public_Register&data=05%7C02%7Cmax.baldwin%40stantec.com%7C471c1fe6b1e14d0839cd08de3c886073%7C413c6f2c219a469297d3f2b4d80281e7%7C0%7C0%7C639014753607575809%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=Qu%2B4WFk0MYbfOQ5Z6oVKM7DcxcgTxzgspqB8o%2FEgExo%3D&reserved=0
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Site and Surrounding Area

The Site

The Site of the Proposed Development is at Forbury Retail Park, Forbury Road, RG1 3JD in
Reading Town Centre and located at grid reference SU720737. A Site Location Plan is
provided at Appendix A.1l.

The existing Site is approximately 2.65 hectares (ha) in area and generally flat at 43.5 m
above ordnance datum (AOD). The majority of the Site comprises buildings and hardstanding.
Around the Site entrance and car park there are landscaped areas including semi-mature
trees and mown grassland. The Site itself currently comprises part of the Forbury Retail Park
and extends to 26,230 sgm. This part of the retail park comprises a terrace of retail warehouse
units. The retailers include; Home Sense, dfs and SCS. There is also a standalone KFC drive
through unit on the south part of the Site. The remainder of the Site comprises a large area of
surface level car parking with 313 spaces facing Forbury Road and Kenavon Drive. None of
the existing on-site buildings are listed.

Pedestrian routes are currently provided from Forbury Road to the retail units via the car park
and there are no public access routes that run through the Site. A Thames Water trunk sewer
crosses the Site, entering it from the south until the approximate centre of the Site before
splitting east and west and crossing the Site laterally.

The Surrounding Area

To the south of the Site is Forbury Road (A329), St James Church and Reading Gaol (the
former HM Prison), and further beyond this lies the medieval Abbey Ruins. To the southwest
is Forbury Gardens and adjacent to the site to the west lies two office blocks. To the north the
Great Western Railway is separated from the Site by lower-level lines from Reading station to
Guildford and Waterloo. Napier Road and Kings Meadow lie beyond the railway to the north.

The adjacent railway running parallel to the north boundary of the Site and associated
embankments containing scrub and scattered trees is partly designated under Policy EN12
RBC Local Plan as an ‘Area of Identified Biodiversity Interest’. The area surrounding the
railway line is also safeguarded by Crossrail.

The Site is located within the central area of Reading which mainly extends to the west and
south of the Site and contains a range of services and facilities including supermarkets, shops,
restaurants, pharmacies and gyms.

To the south east of Forbury Retail Park is Huntley Wharf. The Site benefits from planning
permission ref: 170509, granted in October 2018, for the demolition of the existing retail
structures and the erection of new buildings ranging between 2 and 11 storeys, providing 765
residential units, 5 commercial units and associated works to the public realm, including a new
riverside square and landscaping. Construction of the development began in July 2019
residences are now occupied and therefore falls within the current baseline of the surrounding
area.

The River Thames is located approximately 240m to the north of the Site and the River
Kennet is located approximately 290m to the south of the Site.
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Environmental Context

Transport and Access

The Reading (Main) Station is located approximately 475 m from the western Site boundary,
which has direct links to London Paddington and surrounding towns and cities including
Oxford, Swindon and Basingstoke.

Multiple bus stops are located within close proximity to the Site, providing links to Reading
Town Centre, Wokingham Town Centre and High Wycombe. The closest bus stop (Forbury
Retail Park) is located just outside the Site boundary on Kenavon Drive which serves the 42-
bus route to locations in the northern side of Reading.

Further information on transport and access is provided in the Transport Assessment report
submitted in support of the application.

Air Quality
An Air Quality Management Area (AQMA) has been declared by RBC for an area covering all
the major arterial roads and mainline railway in and out of the town as well as the central area.

The AQMA covers the Site.

Chapter 9 provides further information and assessment on air quality.
Noise and Vibration

The main noise sources at the Site are vehicular movements on the surrounding road network
(Forbury Road and Kenavon Drive), and train movements on the lower-level London Waterloo
and Guildford Line closest to the Site, and the Great Western mainline which is slightly further
north.

Chapter 8 provides further information and assessment on noise and vibration.
Heritage

None of the existing buildings on the Site are listed. However, there are a number of heritage
assets located on the southern side of Forbury Road.

The Scheduled Monument of ‘Reading Abbey: a Cluniac and Benedictine monastery and Civil
War earthwork’ is located to the south west of the Site in the Forbury Gardens area separated
by St James Roman Catholic Church. There are a number of listed buildings nearby including
Reading Gaol (formerly Her Majesty's Prison) (Grade Il), Reading Abbey Ruins (Grade 1), The
Plummery Wall (Grade Il), St James's Presbytery (Grade 11), 10 Abbot’'s Walk (Grade Il) and
the archway connecting Forbury Gardens to Abbey Ruins (Grade I1*).

The area also falls within an Area of Archaeological Potential under policy EN2: Areas of
Archaeological Significance within Reading Local Plan.

Chapter 10 provides further information and assessment of heritage.
Townscape and Visual

The Site is not within a Green Belt, within a landscape planning designation or Conservation
Area.
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The Site is located within Natural England’s National Character Area Profile 115 Thames
Valley — NE379, which contains a diverse landscape of urban settlements, sub-urban
settlements, infrastructure, transport corridors, historic parks and is of an urban character. The
Character Area as a whole is defined as environmentally important given its designations,
parks and woodlands.

The Site lies within Character Area 10: Forbury Retail Park within RBC’s Tall Building Strategy
(2008, reviewed 2018 as an update note (EV031)). The area is characterised as having a
medium townscape sensitivity to the inclusion of tall buildings.

Chapter 13 includes further information and assessment of townscape and visual.
Ground Conditions

Geological maps of the area show the Site is expected to comprise White Chalk, overlain by
River Terrace Deposits. However, historical borehole records held by the British Geological
Survey (BGS) archive within the vicinity of the Site indicate the River Terrace Deposits are
generally absent from the area of the Site, with Alluvium directly overlying the White Chalk. In
addition, Made Ground associated with the previous and current development of the Site will
be present overlying the natural strata.

Historically, the southeast of the Site was occupied by buildings associated with the
neighbouring Huntley and Palmers biscuit factory. This area of the Site is within an area of
known potential for contaminated land associated with the wider use of the biscuit factory.

The Phase 1 Ground Condition Assessment, submitted as part of the outline application,
will provide further details on Ground Conditions.

Hydrology and Flood Risk

The whole of the Site lies within Flood Zone 1 which is defined as land which has less than 1
in 1000 (0.1%) annual probability of sea or river flooding, which is determined as a very low
risk.

Biodiversity

No statutory designated areas of European, International or National importance for nature
conservation are located within or adjacent to the Site.

The closest statutorily designated area is Lodgewood and Sandford Mill Site of Special
Scientific Interest (SSSI) which is located approximately 6 km east. The Site does not fall
within any SSSI Impact Risk Zone relating to this designated site. The RBC Local Plan
indicates that the Site is not covered by any nature conservation policy.

The adjacent railway which runs parallel to the northern boundary of the Site and its
associated embankments supporting scattered trees and scrub is partly designated as an
‘Area of Identified Biodiversity Interest’ under Policy EN12 of the RBC Local Plan. The habitat
consists of semi-mature trees and mown grassland, which are not ideal conditions for notable
species. Species present may potentially support limited numbers of legally protected species,
including nesting birds and foraging / commuting bats. However, the Site mainly comprises
buildings therefore the suitability to support birds and bats is likely to be low or negligible.

Along the southern boundary of the Site along Kenavon Drive are a number of trees that are
subject to Tree Preservation Orders (TPO). The Proposed Development seeks to retain trees
and enhance the landscaped area where possible but some tree loss will be required to
facilitate access. The Ecological Assessment Report (EAR) provides further details on
Biodiversity on the Site.
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The Proposed Development

Introduction

This chapter sets out the description of the Proposed Development for which outline planning
permission is sought and which has been used for assessment purposes.

The description of development is as follows:

“Outline application with all matters reserved with the exception of access, for site
redevelopment involving the demolition of all existing structures & a residential-led mixed use
proposal for up to 700 residential units (Class C3) & up to 3,000 sgqm (GEA) of commercial
uses (Class E), together with various associated works including replacement pedestrian and
vehicle access routes, open spaces, hard & soft landscaping & sewer works, partial basement
excavation, up to 130 basement level car parking spaces, up to 53 separate car parking
spaces for Class E uses, up to 600 cycle parking spaces & servicing facilities. This application
is accompanied by an Environmental Statement”

The Proposed Development will provide up to 700 units across 1 bed, 2 bed and 3 bed
configurations, with up to 130 car parking spaces located in the basement, commercial space,
and 53 car parking spaces associated with this commercial space. A dedicated secure cycle
storage will be provided at ground floor level to the base of each residential block.

The Proposed Development description should be read in conjunction with the plans provided
in Appendix A.2, the Design Codes and the Design and Access Statement. The full set of
application drawings which have been submitted as part of the planning application and which
have been assessed as part of the EIA are as follows:

= 18111-SQP-ZZ-GF-DR-A-PL0O0001 — Site Location Plan;

= 18111-SQP-ZZ-GF-DR-A-PL00002 — Demolition Plan;

= 18111-SQP-ZZ-GF-DR-A-PL00003 — Existing Site Levels Plan;

= 18111-SQP-ZZ-GF-DR-A-PL00004 — Proposed Sewer Location / No Build Zone;

= 18111-SQP-ZZ-GF-DR-A-PL00006 — Proposed Land Use, Ground Level;

= 18111-SQP-ZZ-05-DR-A-PL0O0007 — Proposed Land Use, Typical Floor of Upper Levels;
= 18111-SQP-ZZ-B1-DR-A-PL00008 — Maximum Deviation Plan, Basement;

= 18111-SQP-ZZ-GF-DR-A-PL00009 — Maximum Deviation Plan, Ground Level;

®  18111-SQP-ZZ-05-DR-A-PL00010 — Maximum Deviation Plan, Typical Floor of Upper
Levels;

= 18111-SQP-ZZ-B1-DR-A-PL00011 — Site Levels, Basement;
= 18111-SQP-ZZ-GF-DR-A-PL00012 — Site Levels, Ground Floor;
= 18111-SQP-ZZ-05-DR-A-PL00013 — Site Levels, Maximum Building Heights.

= 1811-SPQ-ZZ-GF-DR-A-PL00014 — Proposed Servicing & Access-Ground Level
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As set out in the description of development, details of layout, scale, external appearance and
landscaping are reserved. Therefore the layout presented within the applications drawings is
used for assessment purposes only.

The Proposed Development is to include up to 3,000 sqm of Class E space. The assessments
presented in Chapter 7-13 are based on the most relevant methodology for the chapter topic
and therefore Class E is assessed based on different uses to assess a ‘worst case scenario’
for the discipline.

As the Proposed Development is residential-led, the type of Class E uses is intended to be
complementary retail or community uses, and therefore will only include the following types of
land use:

e E(a) Display or retail sale of goods, other than hot food,
e E(b) Sale of food and drink for consumption (mostly) on the premises
e E(c) Provision of:
o E(c)(i) Financial services,
o0 E(c)(ii) Professional services (other than health or medical services), or

o E(c)(iii) Other appropriate services in a commercial, business or service
locality

Quantum of Development

The Proposed Development will include residential dwellings and commercial space
accommodated within 12 blocks. These 12 blocks are to be formed of 3 distinct sections, the
West Blocks, Central Blocks and Eastern Blocks. The layout, land-uses and heights of the
Proposed Development are shown in Appendix A.2 Parameter Plans.

The Proposed Development will comprise West Block buildings 1 to 4, featuring a mixed-use
development (Use Classes C3 and E). The ground floor will accommodate a combination of
residential (Class C3), with a single large commercial (Class E) unit, and associated servicing
and car parking, while the upper floors will be solely residential (Class C3). It is expected that
the Western Blocks will be constructed within the first phase of development.

The Central Block Buildings 1, 2, 3 and 4 are comprised of residential dwellings (Class C3) on
both the ground and upper levels. The Central Blocks are expected to be constructed within
Phase 2 of the Proposed Development.

The East Block Buildings 2-4 are comprised of residential (Class C3) and small commercial
units (Class E) on the ground levels, with the upper levels of the East Block dedicated to
residential (Class C3) use. The Eastern Blocks are expected to be constructed within Phase 3
of the Proposed Development.

Heights and Massing

The buildings of the Proposed Development will be configured surrounding three courtyards.
The Central and East blocks courtyard will consist of public open amenity space on the ground
level, whilst the West block will be private and located above the Class E units on the ground
level. The Proposed Development is anticipated to be up to 11 storeys with building heights
typically graduating down outwards from the Central block.
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Access

Pedestrian and Cycle

Pedestrian and cycle routes will be provided as part of the Proposed Development to improve
permeability and accessibility. There will be routes along the northern and southern Site
boundaries surrounding the residential blocks as well as permeating between the various
buildings on Site. These new routes on the Site will connect to existing pedestrian footpaths
along Forbury Road and will be provided with new high quality public realm surrounding them,
delivering a improvement on the existing car park .

The Proposed Development is to provide up to 600 cycle parking spaces which includes
dedicated secure cycle storage at ground floor level to the base of the residential blocks and
visitor cycle parking spaces in the public realm.

Private Vehicle Access

The Proposed Development will include two vehicular access points, one on Forbury Road,
the western access point, and another on Kenavon Drive, the eastern access point.

The western access point will remain a left-in and out junction, with the width of the bell mouth
and provided with improved crossing facilities. This will provide access to the 130 space
residential basement car park including via the eastern edge of the 53 space at ground level
commercial car park.

The eastern access point is proposed to be modified from an entry-only junction to an entry
and exit access point, providing access to the service road along the Site’s eastern and
northern edges. This service road will allow only necessary vehicles to access the residential
section of the Site, which includes servicing vehicles and car club cars.

Utilities

As a result of the Proposed Development, the existing Thames Water trunk sewer within the
Site boundary will be diverted. The sewer will be relocated along Kenavon Drive and will run
parallel to the perimeter of the southern, eastern and northern site boundaries. This is shown
in the parameter plans in Appendix A.2.

Landscaping and Amenity

The buildings of the Proposed Development will be configured surrounding three courtyards
including two Goods Yard public courtyards and the Upper Podium private residential
gardens.

The Proposed Development will include landscaping, the majority of which will be within the
public realm at street level. Trees and green infrastructure will be incorporated into public
open amenity spaces, and the variety of green spaces will increase the ecological value of the
Site and enhance biodiversity. Green infrastructure is also located around each of the blocks
on the Site and along the Site boundary which acts as screening from sensitive receptors both
on and off-Site.

Drainage

The Proposed Development provides opportunities for the provision of sustainable drainage
techniques. Surface water runoff will be managed through the use of Sustainable Urban
Drainage Systems (SuDS) for example green roofs and water gardens. Hard landscaping

10
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specifications could also include permeable surfaces to further ensure that the risk of flooding
is reduced.

Energy and Sustainability

Energy and sustainability have been incorporated into the design process for the Proposed
Development to reduce energy use and carbon emissions. The Energy Statement
demonstrates that the Proposed Development will be electric-led and comprises the use of
heat pumps.

A range of features have been incorporated into the design of the Proposed Development to
help increase the sustainability of the proposal, including:

= Target of achieving BREEAM ‘Excellent’ accreditation for non-residential buildings;

= No combustion on-site, utilising renewable technologies including high efficiency heat
pumps and supplementary PV;

= Design and layout of the site has been considered to increase natural daylight levels,
reduce number of north-facing dwellings as far as possible, reducing overheating risk in
summer and retaining thermal energy from heating systems in winter;

= Managing waste sustainably through construction and operation of the Proposed
Development and the provision of sufficient recycling and waste storage facilities;

= Designing to reduce water consumption with the use of low flow sanitaryware items and
using an intelligent system for irrigation which measures moisture levels to better regulate
water use;

= Using materials with a low life-cycle impact, seeking to follow the Green Guide to
Specification and incorporate A or A+ rated construction materials, where possible;

= Encouraging sustainable transport methods by reducing private car parking spaces,
providing ample cycle storage and being located in walking distance to Reading (Main)
train station.

These measures contribute towards a reduction in CO2 emissions which meet the targets set
out in Policy H5 of the Reading Borough Local Plan and achieves a 50% improvement over
the baseline. This is set out in the Energy Statement (Method, 2023) submitted as part of the
outline planning application.

Primary Mitigation

In accordance with the guidance from the Institute of Sustainability and Environmental
Professionals (ISEP), assessments within each topic section have taken account of primary
mitigation which is inherent and embedded in the scheme design. Key primary mitigation
includes the following, with further details provided within each discipline chapter where
applicable:

= a Demolition Construction Environmental Management Plan (DCEMP) will set out the
environmental issues and management procedures to be adopted during the demolition
and construction works on Site to help control potential temporary adverse impacts to the
environment and local community;

= the design process has been informed by the project’s environmental team to result in a
design that is sensitive to the environmental context;
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3.10

3.10.1

3.10.2

3.10.3

3.10.4

3.10.5

3.10.6

= consideration of height, scale and massing of the Proposed Development to be sensitive
to the surrounding landscape and receptors — for example, graduating building heights
down to the south and western sides of the Site;

= inclusion of cycle and pedestrian routes and secure cycle storage to encourage
sustainable transport methods and reduce reliance on car use;

= the implementation of a drainage strategy and incorporating SuDS;
= an all-electric energy strategy, with no proposed combustion sources on the Site; and

m  electric vehicle charging facilities for residential and commercial elements of the Proposed
Development.

Consideration of Alternatives

Regulation 18(3) of the EIA Regulations sets out the minimum requirements as to the content
of an ES. Regulation 18(3)(d) in particular requires details of the reasonable alternatives
considered to be set out. Schedule 4 of the EIA Regulations, which sets out further information
to be included in Environmental Statements, also makes reference to reasonable alternatives
as follows: “a description of the reasonable alternatives (for example in terms of development
design, technology, location, size and scale) studied by the developer, which are relevant to
the proposed project and its specific characteristics, and an indication of the main reasons for
selecting the chosen option, including a comparison of the environmental effects”.

The guidance in the PPG on Environmental Impact Assessment states that “Where alternative
approaches to development have been considered, the Environmental Statement should
include a description of the reasonable alternatives studied which are relevant to the Proposed
Development and its specific characteristics and provide an indication of the main reasons for
the choice made, including a comparison of environmental effects”.

Whilst environmental effects are relevant when choosing between alternatives, other factors
are also relevant. In addition to environmental effects, the main selection criteria which the
Applicant has considered when choosing between the alternatives include planning policy,
viability, design quality, market requirements and site constraints and opportunities.

The following provides an outline of the reasonable alternatives considered in relation to the
Proposed Development, the main reasons for choosing the Proposed Development in
preference to them, and a high-level comparison of environmental effects associated with the
alternative designs.

No Development

The Site is allocated under Policy CR13b: Forbury Retail Park within the RBC Local Plan
(November 2019), which allocates the Site for a new-residential community, including
additional retail, leisure and community uses. There is a policy aspiration for the Site to come
forward to provide residential dwellings in a more defined urban environment than currently
exists, of a medium to high density. Therefore, if the Proposed Development was not brought
forward, RBC would not fulfil this policy objective.

Alternative Sites
The Site is allocated for residential-led development in the RBC Local Plan. No other sites

have therefore been considered given the allocation of the Site within RBC'’s local policy
document and that the Site is in the control of the Applicant.
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3.10.7

3.10.8

3.10.9

Alternative Forms of Development
Type of Use

Given Policy CR13b: Forbury Retail Park in the RBC Local Plan which allocates the Site for a
new residential community, the uses of the Proposed Development fulfil the policy
requirement and will contribute to developing Reading Town Centre. The Proposed
Development responds to the RBC vision of providing a new community at the eastern fringes
of the town centre. Therefore, no alternative uses for the Site have been considered for the
Proposed Development.

Massing Distribution

The distribution of massing within the Proposed Development has been considered in order to
minimise impacts to the views and heritage setting of surrounding receptors, and in relation
the daylight, sunlight and wind microclimate of the surrounding environment. An iterative
design process has been carried out for the Proposed Development, with testing of massing
models for the daylight, sunlight and wind microclimate throughout the process.

Proposed Development 2023
A public and stakeholder consultation was held virtually and in person on the 8" and 10™ of

February 2023 respectively, where the illustrative scheme was refined following feedback
received.

3.10.10 The following considerations were incorporated into the massing design to respond to the

environmental context of the Site and its surroundings, including:

®=  graduating building heights down towards the south and western sides of the Site to
reduce impacts on adjacent properties and increase daylight into open spaces;

m  step backs incorporated into the top floors of buildings along the south of the Site to
reduce viewing impact of the scheme when observed from Forbury Road and Kenavon
Drive;

= improved variation in heights of the blocks;

= change of building layout and design from cluster formations of buildings on podium levels
to distinct residential blocks with a rational landscaping strategy, to take account

inclusivity and creating active and accessible public realm spaces;

= increased separation distances between buildings to enhance daylight and sunlight
performance;

= the removal of a podium to central and eastern blocks to lower heights of all associated
buildings;

= the reduction of block footprints, reorientation of the spaces within the Proposed
Development and increased sense of enclosure;

® 3 proposed basement level to house the majority of ancillary uses — including dedicated
residential parking, plant rooms and refuse stores; and

= areduction in the size of the basement car park and therefore removal of the podium to
the east allowing seamless integration of the site with surrounding areas.

Proposed Development 2025
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3.10.11 Consultation comments have been received and reviewed including requests for conditions as
well as comments that request amendments to the application submitted 8t June 2023. A
number of meetings have also been held with the case officer in relation to the design of the
outline scheme. As a result of responding to the consultation comments and discussion with
Reading Borough Council a design review has been undertaken by the project team. This has
led to a number of key changes which can be summarised as follows:

Reduction in maximum building heights adjacent to the railway and facing Kings Meadow

3.10.12 The building heights previously proposed in the application ranged from 6 to 12 storeys, with
the blocks along the north boundary that faces King’s Meadow comprising two 8 storey
buildings, three 12 storey buildings and an 11 storey building. RBC did not support the
proposed maximum building heights as they reached the 12 storey definition of a tall building.
Concerns were raised in relation to the concentration of height along the north boundary due
to the potential impacts on King’'s Meadow.

3.10.13 In response to these comments the building heights have been adjusted substantially and
reduced. The amended proposed heights now range from 5 to 11 storeys. As such no
buildings reach the 12 storey or 36m definition of a tall building (as defined by Local Plan
Policy CR10), the tallest building is a total of 11 storeys (34.5m). Furthermore, along the north
boundary the heights now comprise one 7 storey building, an 8 storey building, two 11 storey
buildings, and two 9 storey buildings.

Improved variation in heights of the blocks

3.10.14 The previous scheme raised comments from RBC about the relationship with the former jail
and that consideration should be given to the potential to step the proposals down to Forbury
Road. The amended proposals incorporates substantial steps down between the top of the
blocks along the south side of the Site and Forbury Road resulting in stepped building heights
of 5 storeys and 7 storeys directly opposite the former jail.

3.10.15 As a result the taller elements are now concentrated within the central blocks rather than
along the entirety of the rear of the site. This is also enhanced through the reduction in
maximum block heights in the eastern groups of blocks, which proposes three of the four
blocks at 9 storeys, rather than the previous 11-12.

Reduction of block footprints, reorientation of the spaces within the development and
increased sense enclosure

3.10.16 RBC raised concerns on the previously proposed public spaces, principally that they lacked
clear definition and could be more generous. The amended proposals respond positively to
these comments and seek to reorientate the blocks which frame the spaces so as to provide
two very clearly defined spaces one at the core of the central group of blocks and another
within the centre of the eastern group of blocks. The reorientation and reduction in individual
building footprints is facilitated by the inclusion of link blocks to the north of the central and
eastern groups of blocks. The link blocks improve the sense of enclosure of both of the public
spaces, whilst not impacting the overshadowing of the spaces, by virtue of their location to the
north.

3.10.17 The revised proposals improve the now clearly defined east west route through the Site. The
south eastern most block (East Block 3) incorporates a chamfered corner, providing a more
generous public space, also assisting with wayfinding and experience along the east west
route. The south west chamfer also ensures there is sufficient space for the proposes access
road from Kenavon Drive.
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Reduction in the size of the basement car park and therefore removal of the podium to the
east allowing seamless integration of the site with surrounding areas

3.10.18 The previous revision of the scheme raised viability concerns with RBC. In order to improve

the position despite the reduction in unit numbers, the amended proposals reduce the
proposed basement area by approximately a third by removing the basement area under the
eastern group of blocks. Substantial construction costs are associated with basement
construction, therefore the reduction by a third reduces costs. The level access to the public
realm provided within the Site is maintained, ensuring direct level access across all of the
public realm, providing excellent integration with surrounding areas.

Reduction in commercial floorspace

3.10.19 The previous revision of the scheme proposed ground level Class E floorspace within a single

large unit at the western block as well as Class E floorspace at ground level throughout the
Site. RBC feedback was that the Class E floorspace should be reduced and dispersed to the
ground levels of some of the other blocks. In response, the amended proposals retain the
single large unit at the western block alongside customer parking, and propose a reduced
quantum of small unit Class E floorspace all located within the eastern group of blocks.

3.10.20 Overall, the amendments to the proposals seek to address all the matters raised by RBC, with

3.11

3.11.1

a summary of key topics set out above. Principally the height and massing of the scheme has
been reduced and the footprints of the blocks reduced and reorientated to provide more
generous and improved public spaces.

Summary

The design of the Proposed Development has been developed through consultation with key
stakeholders, and consideration of the environmental context of the Site (See Section 5.6). A
number of massing options were tested, and have been refined through the design process,
with the final option selected to reduce adverse environmental impacts.
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4

4.1

41.1

4.1.2

4.2

421

4.2.2

4.3

43.1

4.3.2

4.3.3

Demolition, Construction and Site Management

Introduction

This chapter presents information on the demolition and construction of the Proposed
Development and the management of construction on Site.

It is proposed that a DCEMP is to be secured by means of a suitability worded planning
condition. The DCEMP will outline the arrangements and management practices adopted to
reduce the environmental effects of demolition and construction and which will be agreed with
RBC prior to the commencement of demolition and construction.

Demolition and Construction Works

Typical working hours will be within the restrictions imposed by the local Environmental Health
Officer at RBC. The hours are anticipated to be as follows:

= Monday-Friday: 08:00-18:00;
= Saturday: 08:00-13:00;
= Sunday and Bank Holidays: No Working.

There may be certain occasions when work outside these hours may be necessary. In the
event of this, work would only be carried out following consultation and agreement with RBC.

Demolition and Construction Management

All of the demolition and construction operations carry with them a range of considerations to
be dealt with in their design, preparation and execution. Best practice in demolition and
construction management will be required to reduce the potential environmental effects and
disruption that could be caused by the construction works. This will reduce potential disruption
to affected communities, services and habitats.

The DCEMP will provide further details on how demolition and construction will be managed,
including:

= Parking;

= Storage of materials;

= Dust management controls;

= Noise and vibration management control;

= \Waste management,

= Sijte security;

= Lighting management; and

= | ocal environmental considerations (e.g. in relation to noise and dust mitigation).

It is anticipated that the key activities in relation to the demolition and construction elements of
the Proposed Development are likely to include:

= Demolition and Site clearance, including the crushing of demolition materials for re-use on
Site where appropriate e.g. using concrete demolition arisings for piing for new buildings;
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4.4

44.1

442

4.4.3

4.4.4

4.4.5

4.4.6

4.5

45.1

45.2

453

= Excavation of basement and earthworks;

m  |nstallation and piling of foundations;

®=  Construction of building structure, cladding and glazing and internal walls and patrtitions;
m  |nstallation of fixtures, fittings and building services;

= Utility upgrades and connections; and

= External landscaping, highway and drainage works.
Demolition and Construction Traffic

Traffic will be generated during the demolition and construction period as a result of bringing
plant and materials to the Site, transporting demolition material off site and due to construction
personnel accessing the Site.

All construction workers will be encouraged to use public transport and cycle links to reduce
car trips associated with construction workers travelling to and from the Site.

The number of lorry movements, hours of operation and any lorry holding areas will need to
be agreed in advance with RBC.

Where possible, all delivery and waste removal vehicles should be planned to be within the
hours of 09:30 and 15:30 hours to avoid peak periods.

No vehicle waiting will be permitted in neighbouring streets. Vehicles will only deliver in
accordance with their allocated slot, booked through a Delivery Management System.

Wheel washing facilities to be established on Site and any vehicle that enters the Site to be
cleaned before re-entering the public road network.

Demolition and Construction Waste

Waste arising from the demolition and construction works will be carefully managed
throughout this period. Waste will be managed as part of the DCEMP so there is compliance
with legislation and to reduce costs associated with waste disposal. A Site Waste
Management Plan has been submitted with the planning application to document the waste
arrangements at the Site.

The demolition and construction works will be undertaken in accordance with legal
requirements. It is proposed that waste will be reduced by following the waste hierarchy,
avoiding waste during construction and diverting as much waste as possible from final
disposal to more sustainable waste management options, through application of the following
principles:

= Reduction;

= Re-use;

= Recovery (i.e recycling); and

= Disposal (i.e. landfill/incineration).

Further details on construction waste management are outlined in the Site Waste
Management Plan.
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5

5.1

511

5.2

521

522

523

5.3

53.1

5.4

541

Assessment Method

Introduction

This chapter describes the process by which the EIA has been carried out. It includes a
discussion of the relevant regulations, the EIA process, consultations and the overarching
assessment methods applied. Details of the technical method followed for each topic are
presented in each of the Chapters 7-13 as appropriate.

EIA Regulations

The Town and County Planning (Environmental Impact Assessment) Regulations 2017 (as
amended) (the EIA Regulations) implement EC Directive 85/337/EEC, as amended, into
domestic legislation. The initial Directive and its three amendments have been codified by
Directive 2011/92/EU. A new Directive 2014/52/EU was implemented in 2014 and the provisions
and requirements were enacted in the UK on 16 May 2017 to form the EIA Regulations.

To ensure that the provisions of the EIA Regulations continue to be implemented in the same
way or equivalent way following the exit of the UK from the EU at the end of the transition
period, appropriate amendments were made by The Environmental Assessments and
Miscellaneous Planning (Amendment) (EU Exit) Regulations 2018. There has been no
substantive change to EIA requirements as a result of the departure of the UK from the EU.

The EIA Regulations set out the procedures for undertaking an EIA and the information which
is required in an ES and such procedure has been followed in this assessment.

EIA Process
In general terms, the main stages in the EIA are as follows:

m  Screening — determining whether a proposed projects falls within the remit of the EIA
Regulations;

®  Scoping — determining the extent of issues to be considered in the assessment and
reported in the ES;

m  Establishing Baseline — drawing together and reviewing existing available data and
undertaking surveys to determine the existing and future baseline conditions;

m  Assessment and lteration — assess likely significant effects of development, evaluate
alternatives, provide feedback to design team on potential adverse impacts, modify
development or impose parameters, incorporate mitigation, assess effects of mitigated
development;

= Preparation of the ES; and

= Consultation and Decision Making.
Screening

Due to the sensitivity of the environment and the characteristics of the Proposed Development,
the Applicant has voluntarily agreed to undertake an EIA. Therefore, no EIA screening request
was prepared for the Proposed Development.
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5.5

551

5.5.2

553

554

5.6

56.1

5.6.2

5.6.3

Scoping

A request for a Scoping Opinion (supported by a Scoping Report) was submitted to RBC on
24t February 2023 and is provided in Appendix A.4. Following consultation with statutory
consultees, a Scoping Opinion was received from RBC on 18" April 2023 and is provided in
Appendix A.5. The Scoping Opinion relates to the outline planning application submitted in
2023 but following consultation and feedback from the RBC planning officer, the Proposed
Development is reduced within the parameters tested, therefore the scope established is
considered to be sufficient for assessing the amended proposals within this ES.

Within the Scoping Opinion, a number of specific comments have been identified and are
taken into account and considered for inclusion in the subsequent ES. Each of the topic
chapters of this ES identify the specific comments within the Scoping Opinion and how they
have been addressed within the chapter.

The ES has responded to the comments within the Scoping Opinion and the key points are
summarised below:

= Broadening the scope of the socio-economic assessment to include additional analysis on
education and healthcare provision;

= |ncorporating the Huntley Wharf development into the future baseline of the assessment
instead of as a committed development;

= Completing additional viewpoints (Viewpoint 6 from Caversham Bridge and Viewpoint 17
from the A4 (London Road) looking west) to inform Chapter 13 (Townscape and Visual
Impact);

= Updates to include additional schemes within the list of committed developments, by
considering factors such as distance, scale and intervisibility.

As a result, this ES has been prepared to fulfil the requirements of the Scoping Opinion and in

compliance with Regulation 18(4)(a) of the EIA Regulations which requires an ES to be based
on the most recent scoping opinion issued.

Consultation

In addition to consultation to agree the scope of the EIA, consultation with relevant statutory
and non-statutory bodies has been undertaken throughout the EIA and design process. The
third sub-section (i.e. Section X.3) of each of the technical discipline chapters (Chapters 7-
13) provides a summary of consultation undertaken in relation to that discipline.

As part of the EIA process, the following consultees have been consulted to agree the detailed
scope of the assessment, to provide information, to discuss assessment methods and
findings, and/or agree mitigation measures and design responses. A summary of key
consultees is included below:

=  RBC;

= Historic England;

= Environmental Health Officer (RBC);

= |andscape Officer.

The EIA has given due regard to the requirements of the consultees and their assistance is
gratefully acknowledged.
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5.7 Assessment Assumptions

5.7.1 The following assumptions have been used to ensure that the EIA provides a robust
assessment of likely significant effects of the Proposed Development:

= The Proposed Development will be progressed through the detailed design stage in line
with the development envelope used for assessment purposes as documented in Chapter
3, plans provided in Appendix A.2, and the Design Codes. Detailed design will come
forward within the parameters assessed within this ES;

= The Proposed Development will be constructed in accordance with the programme
documented in Chapter 4;

= Planning conditions or planning obligations (meeting the relevant legal tests) will be
imposed as identified in this ES to secure appropriate mitigation measures (e.g.
implementation of a DCEMP);

®  The assessment of likely significant cumulative effects has assumed that the committed
developments identified in Section 5.11 will be built out as set out in the documents
supporting those planning applications; and

= A DCEMP will be secured through condition to reduce the environmental effects of
demolition and construction based on up-to-date details of demolition and construction.

Phasing Assumptions

5.7.2 Demolition and construction of the Proposed Development are expected to take place over
approximately seven and a half years from early 2027 to mid-2034. It is anticipated that the
enabling and demolition will take place in early 2027..

5.7.3 The construction is expected to take place across three phases as follows:
= Phase 1: Q1 2027-Q4 2029;
= Phase 2: Q4 2029-Q1 2032;

= Phase 3: Q1 2032-Q4 2034.

5.8 Uncertainty and Limitations

5.8.1 The prediction of future effects inevitably involves a degree of uncertainty. Where necessary,
the technical chapters describe the principal factors giving rise to uncertainty in the prediction
of likely environmental effects and the degree of the uncertainty.

5.8.2 Confidence in the predictions has been achieved by employing accepted assessment
methodologies e.g. Institute of Sustainability and Environmental Professionals (ISEP).
Uncertainty inherent within the prediction has been described. The ES has sought to provide a
robust assessment of the likely significant effects of the Proposed Development.

5.8.3  Further limitations in preparing this ES are noted in each of the technical chapters.
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5.9.9

Assessing Effects

Establishing Baseline Conditions

A range of Site surveys and data collection exercises have been used to identify
environmental conditions at the Site and in the surrounding area to provide a basis for the
subsequent assessment work. The surveys undertaken are reported in each of the technical
chapters.

It should be noted that some of the technical surveys and assessments on which the EIA is
based on are too detailed and lengthy for incorporation into Volume 1 of this ES. In such
instances, the technical survey and assessment reports are provided in full as an appendix to
this ES (Volume 2), with a relevant summary and the reference for the full survey or
assessment provided in the ES. The geographical scope of these appended surveys and
assessments has been based on the likelihood for significant effects.

The EIA has assessed the likely significant effects of the Proposed Development against
baseline conditions in the same year as the Site currently stands (i.e. providing an
assessment of ‘do something’ and ‘do nothing’). As required by the EIA Regulations, each
chapter has also considered as appropriate the likely evolution of current baseline conditions
without implementation of the Proposed Development as far as natural changes from the
baseline scenario can be assessed with reasonable effort on the basis of available
environmental information and scientific knowledge. The EIA has therefore used these future
baseline conditions within the assessment of effects, and this is specified where applicable in
each technical chapter.

Assessing Demolition and Construction Effects

The EIA has assessed the likely environmental effects that could occur during demolition and
construction. The assessment of likely environmental effects during the demolition and
construction phases has been based on available information and reasoned judgements
based on professional experience to enable the likely environmental effects to be identified.

Demolition and construction effects will be temporary and long-term duration. The potential
duration and intermittency of effects is identified as appropriate in the relevant topic chapters.

In judging the significance of demolition and construction effects, it has been assumed that
DCEMP that will be secured via a planning condition and will adequately address mitigation
measures in relation to demolition and construction effects.

Assessing Operational Effects

To provide an assessment that is generally consistent between topic chapters, the EIA has
focused on assessing the likely environmental effects of the operational development. This
approach ensures that the full environmental effects of the Proposed Development has been
considered.

The assessment has been undertaken for the Proposed Development on the assumption that
the Site as a whole will be complete by 2034 Where worst case effects could occur during an
earlier year then such an assessment has been undertaken and this is reported in the relevant
topic chapter.

Given the likely long lifespan of the Proposed Development, no assessment of the
decommissioning of the Proposed Development has been undertaken.
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Mitigation and Enhancement

The incorporation of mitigation measures, which are measures to avoid or reduce for adverse
effects, is an integral part of the design and EIA processes. The primary (embedded)
mitigation for the Site is set out in Section 3.8.

The EIA Regulations require an ES to contain “a description of the measures envisaged to
avoid, prevent, reduce or, if possible, offset any identified significant adverse effects on the
environment”.

As part of the design process suitable mitigation measures were incorporated into the
Proposed Development to mitigate potentially significant environmental effects. This
mitigation is termed "embedded mitigation" and has been considered as part of the EIA
process and reported in each of the topic chapters in this ES. Such measures have included
sensitively designed massing for buildings and Sustainable Drainage Systems (SuDS).

Secondary (further) mitigation measures and opportunities for environmental enhancement
have also been identified through the EIA process. Such mitigation and enhancement
measures are identified in the topic chapters of this ES, along with how it is proposed that they
be secured.

A hierarchy of methods for mitigating significant adverse effects has been followed; these are,
in order of preference:

= Avoidance — designing a development in such a way that avoids effects on the
environment (e.g. avoiding siting residents at levels that could be affected by flood risk).

®  Reduction — design the Proposed Development or employ construction methodologies
such that significant effects identified are reduced (e.g. graduating building heights to the
south to reduce massing and impacts on heritage assets).

= Compensation — providing off-site enhancement in order to compensate for where on-
site mitigation has not been possible (e.g. financial contributions towards local
infrastructure).

= Enhancement - opportunities that the Proposed Development may provide to enhance
the local and wider environment (e.g. ecological enhancement or provision of jobs).

Environmental effects remaining after mitigation measures have been incorporated are termed
“residual effects” and these are fully described in the ES.

Assessment of Cumulative Effects

The EIA Regulations require the assessment to consider the cumulative effects that may result
from the Proposed Development when considered in combination with other developments in
the surrounding area. The purpose of this assessment is to consider likely significant effects
that could arise as a result of several developments in close proximity causing minor and not
significant effects on a receptor, which cumulatively could result in a significant effect.

‘Approved developments’ are considered to be developments authorised by planning
permissions that are in the course of being built out and development authorised by planning
permissions which are capable of implementation but have not yet been implemented. Planning
applications that have been submitted but not yet determined have also been considered where
there is a likelihood that the application may be granted planning permission before this
application is determined.
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5.13.2

5.13.3

A review of approved developments was undertaken to identify major developments
(development of 10 or more dwellings, floor space of > 1,000sgm, or with a site area of > 1 ha)
within 2 km of the Proposed Development, as only major developments are considered to have
potential for cumulative effects. It was considered that significant cumulative effects are unlikely
with developments outside of this area due to the dense urban nature of the surrounding area.

The Scoping Report set out the list of committed developments which were to be considered as
part of the ES. The Scoping Opinion from RBC added additional schemes that should be
considered which have been reviewed by the EIA coordination team. Factors such as distance,
scale and intervisibility have been considered and where there is not considered to be potential
for likely significant cumulative effects, these have been scoped out of the committed
developments list.

The list of approved developments assessed within the ES are included within Appendix A.6.
This list contains all surrounding qualifying developments, and then provides details as to
whether each development has been scoped in or out of the assessment. A plan of the locations
of each development is provided in Appendix A.7.

Each topic chapter has considered the most appropriate way to assess cumulative effects within
their assessment.

Impact Interactions
Chapter 14 provides the assessment of impact interactions i.e. receptors being affected by
more than one environmental effect and therefore potentially being subject to a more

significant combined effect than the individual effects reported in each of the topic chapters.

The approach adopted for the assessment is in accordance with the methodology set out
above, with further details provided in Chapter 14.

Significance Criteria

The two principal criteria for determining significance of an environmental effect are the
magnitude of the effect and the sensitivity of the receptor. In addition, the likelihood of the
effect occurring is also considered as appropriate.

The approach to assessing and assigning significance to an environmental effect has relied
upon such factors as consideration of the EIA Regulations, guidelines, standards or codes of
practice, the advice and views of statutory consultees and other interested parties, and
professional judgement.

The following questions are relevant in evaluating the significance of likely environmental
effects:

®m |s the effect direct, indirect or cumulative?

= Does the effect occur over the short, medium or long term?
®m  |s the effect permanent or temporary?

= |s it positive, neutral or adverse effect?

= |s the effect reversible or irreversible?

= Does the effect increase or decrease with time?

® |s the effect of local, regional, national or international importance?
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Are health standards or environmental objectives threatened?

Are mitigating measures available and is it reasonable to require these?

5.13.4 Specific significance criteria have been prepared for each specialist topic, based on the
generic criteria, for adverse and beneficial effects, set out in Table 5.1.

Table 5.1: Significance Criteria

Significant

Not
Significant

Level of Effect

Substantial

Major

Moderate

Minor

Negligible or No Effect

Criteria

These effects are assigned this level of significance as they
represent key factors in the decision-making process. These
effects are generally, but not exclusively, associated with sites
and features of national or regional importance. A change at a
borough scale site or feature may also enter this category

These effects are likely to be important considerations at a
borough scale and may become key factors in the decision-
making process.

These effects, while important at a local scale, are not anticipated
to be key decision-making issues.

These effects may be raised as local issues but are unlikely to be
of importance in the decision-making process.

Either no effect or effect which is beneath the level of perception,
within normal bounds of variation or within the margin of
forecasting error. Such effects should not be considered by the
decision-maker.

5.13.5 Effects that are described as ‘substantial’, ‘major’ or ‘moderate’ are determined to be significant;

5.14

514.1

5.14.2

Monitoring

and effects that are described as ‘minor’ or ‘negligible’ are determined to be not significant in
the context of the EIA Regulations.

The EIA Regulations introduce the requirement for the monitoring of significant adverse
environmental effects where appropriate and that a schedule of proposed monitoring should be
set out in an ES.

Each chapter of the ES therefore identifies the proposed monitoring arrangements for that

topic. As stated in the EIA Regulations, every effort should be made to ensure that “the type of
parameters to be monitored and the duration of the monitoring are proportionate to the nature,
location and size of the development and the significance of its effects on the environment.”
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6

6.1

6.1.1

6.1.2

6.1

6.1.1

6.1.2

6.2

6.2.1

Planning Policy Context

Introduction

This section summarises the key planning policy documents that have informed and set the
context of the EIA process. Topic chapters set out specific policies within these documents and
how they have informed the topic assessment. Further detail on relevant policies is set out in
the Planning Statement submitted with the application.

Further policy commentary and appraisal is included in the Planning Statement (Montagu
Evans, 2025) submitted as part of the outline planning application.

National Planning Policy Context

National Planning Policy Framework

The National Planning Policy Framework 2024 (NPPF) sets out the Government’s approach to
planning matters and is a material consideration in the determination of planning application.
At the heart if the framework is a presumption in favour of sustainable development.
Paragraph 8 sets out sustainable development with three overarching objectives:

“a) an economic objective — to help build a strong, responsive and competitive economy, by
ensuring that sufficient land of the right types is available in the right places and at the right time
to support growth, innovation and improved productivity; and by identifying and coordinating the
provision of infrastructure;

b) a social objective — to support strong, vibrant and healthy communities, by ensuring that a
sufficient number and range of homes can be provided to meet the needs of present and future
generations; and by fostering a well-designed and safe built environment, with accessible
services and open spaces that reflect current and future needs and support communities’ health,
social and cultural well-being; and

¢) an environmental objective — to contribute to protecting and enhancing our natural, built and
historic environment; including making effective use of land, helping to improve biodiversity,
using natural resources prudently, minimising waste and pollution, and mitigating and adapting
to climate change, including moving to a low carbon economy.”

This is supported by guidance in the national PPG that helps interpret policy for delivery and
includes a section specifically to provide guidance on EIA.

Local Planning Policy and Guidance

Local Policy
RBC Local Plan (November 2019)

The RBC Local Plan was adopted in November 2019. It sets out the planning policies for
development in Reading up to 2036 and is a material planning consideration when
determining planning applications. The objectives of relevance to the Proposed Development
include those relating to making efficient use of the land supply in Reading, particularly using
previously developed land to create more homes. In addition, the RBC Local Plan’s objectives
seek to improve the quality of life for residents by enhancing accessibility to facilities and
green space, and ensuring the new developments are erected in a sustainable manner. The
policies of relevance to the Proposed Development include:
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6.2.2

6.2.3

6.2.4

6.2.5

= Policy CC1: Presumption in favour of sustainable development;
= Policy CC2: Sustainable Design and Construction;

= Policy CC7: Design and the Public Realm;

= Policy CR2: Design in Central Reading;

= Policy RI5: Impact of Main Town Centre Uses.

The RBC Local plan identifies under the east side area of Reading to be a major opportunity
area under Policy CR13.

Policy CR13b: Forbury Retail Park refers to a wider area within which the Site that the
Proposed Development is located. Allocation CR13b allocates the site for the focus of a new
residential community, and, alongside residential, additional retail, leisure and community
uses at a scale to serve the Kenavon Drive area would be appropriate. It should include a new
area of open space and enhance the frontage to the canal, including a buffer zone to the top
of the canal bank to reflect its wildlife significance. Implementing this policy may involve
complete redevelopment or using new additional development to improve the existing urban
form of the area. The Site constitutes circa 40% of the Site allocation.

Some parts of the Site are likely to be implemented in the long term. The indicative potential of
the 6.99 ha Area b is for 1,230 — 1,840 dwellings and no net gain of retail, but this does not
represent a cap.

As noted in Chapter 2, the Site is also located within the Central Area of Reading. The local
plan sets out the strategy for the central area of Reading identifying the existing and proposed
locations of various land uses and pedestrian and cycle desire lines. The Site is identified
within the central area as a an ‘Opportunity for major development'.

Local Plan Partial Update (November 2024)

The Council agreed in March 2023 to undertake a partial review of its adopted Local Plan
(2019), following the publication of the NPPF 2021 (now 2024). The 2024 revision of the
NPPF included updates in relation to local housing needs and updates to the standard
methodology for calculating housing needs, pertinent to urban centres including Reading.

The Council's review of the adopted Local Plan included updates to the Site allocation for
Forbury Retail Park. The previous allocation included the retail park, the McDonalds site to the
east and the Huntley Wharf Site. The update recognises that the Huntley Wharf Site has come
forward and excludes this Site from the allocation. This means that the Council have updated
the indicative potential dwellings for the allocation, as set out in the new policy wording

below:

"Allocation CR13b Forbury Retail Park: This site would be the focus of the new residential
community, and, alongside residential, additional retail, leisure and community uses at a scale
to serve the Kenavon Drive area would be appropriate. It should include a new area of open
space. Implementing this policy may involve complete redevelopment or using new additional
development to improve the existing urban form of the area. Some parts of the site are likely
to be implemented in the long term.

Site size: 6.993.98 ha
Indicative potential: 1,230-1,840870-1,300 dwellings, no net gain of retail.”
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6.2.6

6.2.7

6.2.8

The Reading 2050 Vision (September 2017)

The Reading 2050 Vision launched in September 2017, to assist in the delivery of a strategic
long-term vision to support growth and prosperity within Reading. A core focus of the vision is
for Reading to become a sustainable and smart city by 2050.

The vision was produced by the University of Reading, Reading UK and Barton Willmore. It is
not a statutory document but helps provide a context for the Local Plan and its policies. Some
of the components of the vision which relate to the Proposed Development are sharing
success to support and enable thriving communities, delivering a real sense of place and
identity, and embedding technology to deliver innovation and low carbon living for all.

RBC Sustainable Design and Construction SPD (December 2019)
The SPD was adopted in December 2019 and sets out the council’'s commitment to producing
sustainable buildings. The SPD is intended to guide developers on the implementation of key

sustainability policies that are set out in the Local Plan, and therefore is a material
consideration in the determination of planning applications.
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7.1

7.1.1

7.1.2

7.2

7.2.1

7.2.2

7.2.3

7.2.4

7.2.5

7.2.6

Socio-economics

Introduction

This chapter presents the likely significant socio-economic effects associated with the
Proposed Development. This section sets out the relevant policies, approach and
methodology used within this socio-economic assessment and presents the results of the
assessment. It has been prepared by Stantec’s Development Economics Team. The team are
Members of the Institute for Economic Development and specialise in developing socio-
economic baselines and impact assessments with a particular focus on economic
development and regeneration projects throughout the UK.

In accordance with Regulation 18(5) of the Town and Country Planning (Environmental Impact
Assessment) Regulations 2017, as amended, a statement outlining the relevant expertise and
qualifications of competent experts appointed to prepare this ES is provided in Appendix A.3

Policy Context, Legislation, Guidance and Standards

There is no legislation relating to the assessment of socio-economic impacts. The summary
below provides an overview of the policies of specific relevance to this socio-economic
assessment.

National Policy
National Planning Policy Framework?

National planning policy is set out in the National Planning Policy Framework (NPPF). The
current version of the framework was published in December 2024 and replaces the previous
December 2023 edition. It provides the national policy framework within which local plans and
planning decisions should be made.

The social objective continues to seek strong, vibrant and healthy communities by ensuring
that a sufficient number and range of homes is provided to meet present and future needs,
and by fostering well-designed, safe places with accessible services, green space and
community facilities that support health and well-being. The Framework also emphasises the
role of mixed-use development and local services in supporting social interaction and healthy
lifestyles.

The economic objective is to help build a strong, responsive, and competitive economy, by
ensuring that sufficient land of the right types is available in the right places and at the right
time to support growth, innovation and improved productivity; and by identifying and
coordinating the provision of infrastructure, giving significant weight to sustainable economic
growth and productivity.

Significant adverse impacts on these objectives should be avoided and, wherever possible,
alternative options which reduce or eliminate such impacts should be pursued. Where
significant adverse impacts are unavoidable, suitable mitigation measures should be proposed
or compensatory measures should be considered.

The 2024 NPPF retains the presumption in favour of sustainable development. It stresses that
local planning authorities should work proactively with applicants (through early engagement
and proportionate local information requirements) to secure developments that improve

1 Ministry of Housing, Communities & Local Government (2024). National Planning Policy Framework. Available at:
https://assets.publishing.service.gov.uk/media/67aafe8f3b41f783ccad6251/NPPF_December 2024.pdf
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economic, social and environmental conditions, and that decision-makers should seek to
approve sustainable development where possible.

7.2.7 Planning policies and decisions should aim to achieve healthy, inclusive and safe places that
promote social interaction; are safe and accessible; and enable and support healthy lifestyles,
especially where this would address identified local health and well-being needs, for example,
through the provision of safe and accessible green infrastructure, sports facilities, local shops,
access to healthier food, allotments and layouts that encourage walking and cycling
(paragraph 92). It also reiterates the importance of an integrated approach when considering
the location of housing, economic uses and community services.

7.2.8 On education and other public services, the 2024 Framework places significant weight on the
need to create, expand or alter early years, school and post-16 facilities, and asks authorities
to work proactively with promoters and statutory bodies to resolve issues before applications
are submitted.

7.2.9 The December 2024 NPPF introduces a number of policy changes of particular relevance to
housing supply and plan-making. These include mandatory housing targets for principal
authorities, a stronger emphasis on the reuse of brownfield (previously developed) land, and
updated policy on the Green Belt. The Framework recognises that some Green Belt land of
lower quality may be reviewed, with local authorities directed to focus development in the most
sustainable locations. Together, these changes reinforce the Government'’s priority of
significantly boosting the supply of housing while making effective use of land.

7.2.10 The NPPF is supported by Planning Practice Guidance (PPG)' on a range of different topics.

Guidance is provided in respect of Environmental Impact Assessments, but socio-economic
considerations are not specifically addressed.

Planning Practice Guidance (PPG)

7.2.11 The PPG supports the NPPF and covers a wide range of categories. Guidance is provided in
respect of EIA, but socio-economic considerations are not specifically addressed. However,
PPG categories which are of relevance to socio-economics and to this Proposed Development
are:
s Effective use of land (HM Government, 2025)?;
= Housing needs of different groups (HM Government, 2021)3;

= Housing supply and delivery (HM Government, 2024)4; and

= Open space, sports and recreation facilities, public rights of way and local green space
(HM Government, 2014)5.

2 Ministry of Housing, Communities and Local Government (2025). Guidance: Effective use of land. Available at:
https://www.gov.uk/quidance/effective-use-of-land

3 Ministry of Housing, Communities and Local Government (2021). Guidance: Housing needs of different groups. Available at:
https://www.gov.uk/guidance/housing-needs-of-different-groups

4 Ministry of Housing, Communities and Local Government (2024). Guidance: Housing supply and delivery. Available at:
https://www.gov.uk/quidance/housing-supply-and-delivery

5 Ministry of Housing, Communities and Local Government (2014). Guidance: Open space, sports and recreation facilities,
public rights of way and local green space. Available at: https://www.gov.uk/guidance/open-space-sports-and-recreation-
facilities-public-rights-of-way-and-local-green-space
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7.2.12

7.2.13

7.2.14

7.2.15

7.2.16

7.2.17

Local Planning policy
Reading Borough Council (RBC) Local Plan®

The RBC Local Plan was adopted in November 2019. It sets out the planning policies for
development in Reading up to 2036 and is a material planning consideration when
determining planning applications. The objectives of relevance to the Proposed Development
include those relating to making efficient use of the land supply in Reading, particularly using
previously developed land to create more homes. In addition, the RBC Local Plan’s objectives
seek to improve the quality of life for residents by enhancing accessibility to facilities and
green space, and ensuring the new developments are erected in a sustainable manner. The
policies of relevance to the Proposed Development include:

= Policy CC1: Presumption in favour of sustainable development;
= Policy CC2: Sustainable Design and Construction;

= Policy CC7: Design and the Public Realm;

= Policy CR2: Design in Central Reading; and

= Policy RI5: Impact of Main Town Centre Uses.

The Local Plan Partial Update has been published and submitted to the Secretary of State for
Communities and Local Government on 9 May 2025 that began the public examination
process. The Local Plan Partial Update is not adopted but forms a material consideration for
the outline planning application.

The RBC Local Plan identifies an area in the east side area of Reading (where the Site is
located) to be a major opportunity area under Policy CR13, referred to at the East Side Major
Opportunity Area.

Policy CR13b: Forbury Retail Park refers to a 6.99 hectare area of land in the East Side
Opportunity Major Area, within which the Site of the Proposed Development is located, and
states the following:

“This site would be the focus of the new residential community, and, alongside residential,
additional retail, leisure and community uses at a scale to serve the Kenavon Drive area would
be appropriate. It should include a new area of open space and enhance the frontage to the
canal, including a buffer zone to the top of the canal bank to reflect its wildlife significance.
Implementing this policy may involve complete redevelopment or using new additional
development to improve the existing urban form of the area. Some parts of the site are likely
to be implemented in the long term.”

Policy CR13b states that there is the indicative potential for 1,230 — 1,840 dwellings, with no
net gain of retalil.

The Reading 2050 Vision’
The Reading 2050 Vision launched in September 2017, to assist in the delivery of a strategic

long-term vision to support growth and prosperity within Reading. A core focus of the vision is
for Reading to become a sustainable and smart city by 2050.

6 Reading Borough Council (2019). Reading Borough Local Plan. Available at:
https://images.reading.gov.uk/2019/12/Local_Plan_Adopted November 2019.pdf

" Reading’s Economy & Destination Agency (2017). Reading Vision 2050. Available at: https://www.visit-
reading.com/business/sustainable-future/reading-2050-vision/the-vision-in-detail
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7.2.18 The vision was produced by the University of Reading, Reading UK and Barton Willmore. It is
not a statutory document but helps provide a context for the Local Plan and its policies. Some
of the components of the vision which relate to the Proposed Development are sharing
success to support and enable thriving communities, delivering a real sense of place and
identity, and embedding technology to deliver innovation and low carbon living for all.

Reading Council Plan 2025-288

7.2.19 The Council Plan sets five strategic priorities for Reading, including tackling inequality,
securing economic and cultural success, delivering a sustainable environment, improving
health and wellbeing, and ensuring the borough is fit for the future. The Proposed
Development makes effective use of previously developed land to deliver new homes
(including affordable housing), supporting sustainable patterns of growth, and creating a
healthier, more inclusive community. The inclusion of commercial and community uses,
improved public realm and open space provision will further contribute to the Plan’s objectives
of economic vitality, cultural vibrancy and enhanced wellbeing for local residents.

7.2.20 The assessment has also been informed by:

The Housing Strategy for Reading (2020-2025)°;

= The Berkshire (including South Bucks) Strategic Housing Market Assessment (2016)19;
m  Berkshire Functional Economic Market Area Study (2016)17;

= Homes and Communities Agency (HCA) Additionality Guidance (2014)%?;

= HCA Employment Densities Guide (2015)13; and

= Berkshire Economic Strategy (2025)14.
7.3  Consultation

7.3.1 This socio-economic assessment chapter has been developed via a desk-based assessment
of the Proposed Development and the socio-economic conditions within the study area. The
scope of this chapter has been subject to engagement and feedback from RBC who provided a
detailed opinion on the scoping report. The scope of this chapter has been expanded as a result
of the feedback provided to include an assessment of the Proposed Development’s impact on
demand for nursery provision and dentists.

8 Reading Borough Council. Council Plan 2025-28. Available at:
https://democracy.reading.gov.uk/documents/s34990/Council%20Plan%202025-28.pdf

¢ Reading Borough Council (2020). Housing Strategy for Reading 2020-2025. Available at:
https://democracy.reading.gov.uk/documents/s13836/APPENDIX%20A%20Housing%20Strategy%20for%20Reading%202020-
25.pdf

10 Berkshire Authorities and Thames Valley Berkshire Local Enterprise Partnership (2016). Berkshire (including South Bucks)
Strategic Housing Market Assessment. Available at: https://www.westberks.gov.uk/media/50474/CD8-18-WBC-Strategic-
Housing-Market-Assessment-2016/pdf/CD8.18 - WBC_Strategic_Housing Market Assessment 2016.pdf?m=1619607530027
1 Thames Valley Berkshire Local Enterprise Partnership (2016). Berkshire Functional Economic Market Area Study. Available
at: https://images.reading.qov.uk/2019/12/Berkshire FEMA_Study Report Feb16.pdf

2 Homes and Communities Agency (2014). Additionality Guide (4). Available at:
https://assets.publishing.service.gov.uk/media/5a7ec4b9e5274a2e87db1c92/additionality guide 2014 full.pdf

13 Homes and Communities Agency (2015). Employment Density Guide (3). Available at:
https://www.kirklees.gov.uk/beta/planning-policy/pdf/examination/national-

evidence/NE48 employment density quide 3rd edition.pdf

14 Berkshire Local Enterprise Partnership (2025). Berkshire Economic Strategy 2025-2035. Available at:
https://www.thamesvalleyberkshire.co.uk/getfile/Berkshire%20Economic%20Strateqy%202025%20t0%202035 %20December
%202024.pdf
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7.3.2

7.4

7.4.1

7.4.2

7.4.3

No consultation has taken place with public sector organisations or delivery agencies during the
development of this chapter.

Assessment Methodology

This assessment broadly follows the EIA Methodology set out in Chapter 5 of this ES. This
Section sets out the discipline specific guidance relating to assessment approach, study
areas, effect significance criteria and assumption and limitations.

The assessment comprises the following stages:

= |dentification of current and future baseline conditions with respect to the above topics
using information and statistics available in the public domain;

= Assessment of likely significant effects of the Proposed Development on the environment
by reviewing the baseline conditions and determining the change attributable to the
Development using published formulae and guidance to assess effects;

= Recommendation of mitigation or enhancement measures, if necessary;

= Assessment of residual effects assuming implementation of the mitigation/ enhancement
measures;

= Assessment of the cumulative schemes described within Chapter 5: Assessment
Method for the potential to have likely significant cumulative effects on the environment
when combined with the Development.

Scope of Assessment

The scope of this assessment is summarised in Table 7.1. Construction phase effects on
housing, education, and open space have been scoped out of the assessment, as it is
expected that the construction workforce and their families would not move to the area and
therefore not create any additional demand. As such, it is considered that there is no potential
for significant adverse effects relating to the construction phase. Beneficial impacts will relate
to employment generation during construction.

Table 7.1: Summary of chapter scope

Topic | Impact

CONSTRUCTION

Jobs | Employment generation (direct and indirect);

OPERATIONAL

Jobs Change in operational employment resulting from the commercial uses
provided within the Proposed Development in comparison with existing
employment provided at the site of the Proposed Development.

Homes Delivery of new housing.

Education Demand from the new residential population for education both for pre-
school, primary and secondary schools.

Healthcare Demand for GP and dental provision.

Recreation and Public Impact of the Proposed Development on public open space.

Access
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7.4.4

7.4.5

7.4.6

7.4.7

7.4.8

7.4.9

7.4.10

7.4.11

7.4.12

Study Area
The diversity of socioeconomic effects is such that a variety of study areas is appropriate.
Labour Market & Business Study Area

Labour and economic effects will be assessed within the RBC Local Authority Boundary,
across the South East and at the national level (England). This approach provides an
assessment at local, regional and national level against a baseline using the most up-to-date
data sources (e.g. 2021 Census).

Using the RBC Local Authority boundary represents a change from the proposed approach in
the socio-economic scoping chapter where an assessment based on the Central Berkshire
Functional Economic Market Area (FEMA) was proposed.

Housing Market Study Area

The Housing Market Study Area adopted for this assessment corresponds with the Western
Berkshire Housing Market Area (WBHMA) (covering Bracknell Forest, Wokingham Borough,
Reading Borough and West Berkshire) as identified within the Berkshire (with South Bucks)
Strategic Housing Market Assessment (SHMA, 2016).

Education Study Area

The maximum statutory walking distance to school for children aged under 8 years is 2
miles®. The Study Area has therefore been defined as local schools (primary and secondary)
within 2 miles of the Site. The Study Area takes account of existing schools, catchment areas
and planned additional school capacity (including that identified within the Local Plan (2019)
and supporting documents).

Healthcare Study Area

The healthcare study area for GP practices is defined as the sub-integrated care board (sub-
ICB) National Health Service (NHS) Buckinghamshire, Oxfordshire and Berkshire West ICB -
15A Berkshire West.

The healthcare study area for dental practices is defined as the NHS Buckinghamshire,
Oxfordshire and Berkshire West ICB. This is the lowest level of geography for data
publications for dental provision by the NHS.

Recreation and Public Access Study Area

Defined as the Site and surrounding area within 1km including access to Forbury Gardens,
Reading Station and the Kennet & Avon Canal.

Baseline Data Collection

To inform the assessment a desk-based review of publicly available data has been
undertaken to establish relevant baseline socio-economic conditions in the vicinity of the
Proposed Development and across the identified Study Areas, as well as to consider how
these conditions compare with the regional and national average. The following socio-
economic indicators were considered:

15 paragraph 5.2 of the Department of Education (2014) New home to school travel and transport guidance.
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7.4.13

7.4.14

7.4.15

7.4.16

7.4.17

7.4.18

7.4.19

= Current demographic characteristics, including population size and age structure;
= Future population projections;

= Current housing market characteristics including housing stock profile and housing
targets (including affordable housing), as informed through relevant planning policy
documentation;

= Current and future education provision and capacity for primary schools and secondary
schools within the corresponding Study Areas;

= Current primary healthcare facilities, specifically the capacities of GPs informed by
publicly available information of registered patient rolls, number of GPs, and existing
capacity or demand pressure; and

= Current labour market characteristics, including working age population profile (level of
economic activity, occupation and skills profiles) as well as the workplace economy
profile (employment by industry and earnings).

Topic Specific Methodologies
Housing

Household size is calculated by dividing the number of households (Census Table TS001) by
the resident population living in households (Table TS041).

Existing baseline housing conditions in respect of the type and tenure of homes have been
informed by the ONS, 2021 Census and the Berkshire Strategic Housing Market Assessment
(SHMA) (20186).

The impact of the Proposed Development on the local housing stock is a qualitative
assessment based on the contribution that the Proposed Development will make to the
identified housing requirements for as set out in the adopted Reading Borough Local Plan
(adopted November 2019) that guides development up to 2036.

Affordability is explored with reference to the Affordable Housing Supplementary Planning
Document (adopted March 2021) and the aspiration to deliver around 500 new affordable
homes per year to 2036. Affordability has been assessed using Office for National Statistics
data.

Education (Early Years, Primary and Secondary Phase)

Baseline conditions in respect of the existing numbers of pupils on each individual school roll,
along with current school capacities, have been informed by UK Government Get Information
About Schools data. This data has been used to determine baseline surplus or deficit school

places.

For nursery provision, the latest Ofsted reports from providers is used to repeat the approach
stated above. Additionally, nursery provision from primary settings is considered by assuming
an equal distribution of capacity and enrolment across year groups in schools that offer
nursery provision.

For nursery, primary and secondary education, the assessment is quantitively based on the

number of primary/secondary pupils generated by the Proposed Development versus the level
of surplus or deficit forecast primary/secondary school places, plus primary mitigation.
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For the purposes of this assessment, secondary education is defined as school years 7 to 11
(children aged 11 to 15 years).

Open Space

For analysis of current public open space provision (children’s play areas, teenage provision,
amenity space, playing pitches, outdoor sport, natural and semi natural open space,
allotments) this has been defined as the Site and surrounding area within 1km including
access to Forbury Gardens, Reading Station and the Kennet & Avon Canal.

Impact assessment of new provision within the Proposed Development is considered at site
level. It is not possible at this stage in the design process to assess provision against Local
Plan Policy for walking catchments as the exact location of the public open space has not
been determined.

Healthcare (GP and dentist provision)

Baseline conditions for GP provision are assessed through reference to the NHS GP
Workforce Statistics, which provide total patient list size for individual GP practices and the
number of full time equivalent (FTE) GPs at each practice. To determine whether existing GP
provision is under or over-capacity, GP to patient ratios of selected practices have been
compared to the Healthy Urban Development Unit (HUDU) standard of 1 GP for every 1,800
people. This, however, is an approximate guide only as workload is also affected by
population characteristics such as health and age.

The assessment of likely significant effects has been quantitively based on the number of
future residents anticipated to live in the Proposed Development versus the number of surplus
or deficit patient places within the selected GP provision. To assess the worst-case, it has
been assumed that all residents of the Proposed Development will be new to the area and will
draw from local NHS GP resources.

Baseline conditions for dentist provision have been assessed through reference to the
workforce dataset within the NHS Dental Statistics for England which details the number of
practices and dentists in England. The demand for dentist places is based on the number of
NHS dentists per 1,000 population in England compared to the additional number of residents
generated by the Proposed Development. NHS Dental Statistics for England show there were
24,535 dentists performing NHS activity in England during 2024-25 providing an average of
2,388 people per NHS dentist or 0.42 dentists per 1,000 population?é.

Further consideration of the effects of the Proposed Development on health and wellbeing are
considered within the stand-alone Health Impact Assessment submitted with the application.

Labour Market and Business

Baseline employment conditions in relation to residential economic activity and occupations
have been informed by the ONS, Annual Population Survey (APS), for the 12 months to
March 2025. Qualification levels of residents has been informed from the ONS, APS for the 12
months to March 2025, which is the latest data available for qualification levels.

Baseline employment conditions in relation to the number of jobs (workplace-based) by
industrial sector, have been sourced from the ONS, Business Register and Employment
Survey (BRES) 2023. The BRES provides a count of employees, excluding self-employment
jobs and government-supported trainees and HM Forces.

16 population per Dentist based on NHS dentist numbers (2024/25) and the 2024 Mid-Year Population estimate
for England. Source: Office for National Statistics.
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Baseline conditions regarding resident wages have been sourced from the Annual Survey of
Hours and Earnings, Office for National Statistics. The dataset provides wage mean and
median wage levels at a Local Authority, regional and national level. The data presented
refers to 2024, the latest available data.

Assessment is quantitively made based on the number of jobs created. The number of direct
jobs generated during the construction phase has been assessed using the construction cost
of the Proposed Development, construction sector output and spend within the construction
sector on salaries.

The number of direct jobs generated during the operational phase has been calculated using
a combination of approaches. Direct jobs created by the Proposed Development’s
Commercial space have been calculated. For the purposes of this chapter these spaces are
assumed to accommodate retail uses as is typical at ground floor below residential
developments. The employment impact result from this commercial space has been
calculated using job/floorspace densities sourced from the Homes and Communities Agency
(HCA), Employment Densities Guide, 3rd Edition, November 2015, applied to the floorspace
assumptions by Use Class.

Direct jobs arising from the Proposed Development’s local food store and other retail have
been estimated based on use class Al | from the HCA Employment Densities Guidel”.

Guidance from the HCA, Additionality Guide, 2014 (Additionality Guide) and more recently,
HM Treasury Green Book, establishes that direct jobs generated by the Proposed
Development would most likely be subject to a degree of ‘displacement’ (the level of
employment likely to be lost, moved or adversely affected by the employment created as a
result of the Proposed Development); ‘leakage’ (referring to the number of jobs likely to be
taken up by people outside the Labour Market Study Area), and; ‘multiplier effects’ (the
additional economic benefit that will be derived as a direct result of the income earned by the
new employment as an indirect result of the supply chain linkages).

These factors are collectively known as ‘additionality’ factors. They enable quantification of the
employment effect to the Labour Market Study Area, that is, the net increase in the number of
employed residents in the Labour Market Study Area attributable to the Proposed
Development and the jobs it is expected to generate. The additionality adjustments assumed
in this assessment are presented in Table 7.18.

Effect Significance Criteria

Labour Market Sensitivity

For employment effects, the availability of labour and skills is critical in accommodating the
demands, needs and requirements of the Proposed Development. The sensitivity of the labour

market has been defined in relation to:

= The availability of skilled labour in the Labour Market Study Area, relative to regional and
national averages.

= The proportion of employment in relevant sectors (e.g. construction, manufacturing,
wholesale and retail trade) within the Labour Market Study Area.

= The availability of labour (including the unemployed) within the Labour Market Study
Area.

17 Employment densities for A1 Uses have been adopted as this maps to the new E classification. Densities are
not available for the new use classes introduced in 2020.
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= Relevant education and training provision provided by institutions serving the Labour
Market Study Area.

= Plentiful labour and / or skills capacity results in a low sensitivity, whilst limited labour and
/ or skills capacity results in a high sensitivity. Sensitivity criteria relating to employment
are shown in Table 7.2.

Table 7.2: Labour market sensitivity

Sensitivity Example

High There is a shortfall of appropriate labour and skills. The Proposed Development would
therefore lead to labour market pressure and distortions (i.e. skills and capacity
shortages, import of labour, wage inflation).

Medium There is a low or limited supply of appropriate labour and skills. The Proposed
Development may therefore lead to labour market pressure or distortions.

Low There is a readily available supply of appropriate labour and skills. The Proposed
Development is therefore unlikely to lead to labour market pressure or distortions.

Source: Stantec (2025)

Sensitivity of Other Receptors

For wider socio-economic effects including changes to the housing market, education,
healthcare, and community infrastructure, receptor sensitivity has been determined with
reference to the importance of the receptors established in the baseline conditions and the
extent to which any change upon these could affect their performance or livelihood. The
sensitivity of relevant receptors has therefore been defined on a case-by-case basis and is
explained within the assessment for each individual receptor.

Magnitude of Change

The magnitude of change from the construction and operation of the Proposed Development
on identified socio-economic receptors is determined using the criteria set out in the Table 7.3
below. The assessment of predicted Magnitude of Change from the Proposed Development
has been informed by publicly available information sources at the time of this assessment.

Table 7.3: Magnitude of Change Criteria

Type of

Change Criteria

Magnitude

Employment changes: the number of jobs lost in the Study Area would
be 250 or greater (based upon the EU definition of small and medium
enterprises (European Commission, 2003).

Adverse Other socio-economic changes: adverse changes to identified
receptors would be observed on an international, national or regional
scale. Changes are likely to be experienced over the long term (i.e. 5+

High years).
Employment changes: the number of jobs created in the Study Area
would be 250 or greater.

Other socio-economic changes: beneficial changes to identified
receptors would be observed on an international, national or regional
scale. Changes are likely to be experienced over the long term (i.e. 5+
years).

Beneficial

Employment changes: the number of jobs lost in the Study Area would
be 50 or greater, but fewer than 250.
Medium Adverse Other socio-economic changes: Noticeable adverse changes, judged to
be important at a local scale, to identified receptors. Changes are likely
to be experienced over the medium term (i.e. 3-5 years).
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Magnitude

Type of
Change

Criteria

Beneficial

Employment changes: the number of jobs created in the Study Area
would be 50 or greater, but fewer than 250.
Other socio-economic changes: Noticeable beneficial changes, judged
to be important at a local scale, to identified receptors. Changes are
likely to be experienced over the medium term (i.e. 3-5 years).

Low

Adverse

Employment changes: the number of jobs lost in the Study Area would
be greater than 10, but fewer than 50.
Other socio-economic changes: Small scale adverse changes to
identified receptors at the local level only. Changes are likely to be
experienced over the short term (i.e. 1-2 years).

Beneficial

Employment changes: the number of jobs created in the Study Area
would be greater than 10, but fewer than 50.
Other socio-economic changes: Small scale beneficial changes to
identified receptors at the local level only. Changes are likely to be
experienced over the short term (i.e. 1-2 years).

Negligible

Adverse

Employment changes: the number of jobs lost in the Study Area would
be less than 10.
Other socio-economic changes: very small-scale adverse changes to
identified receptors at the local level only. Changes are likely to be
experienced over the short term (i.e. less than 6 months).

Beneficial

Employment changes: the number of jobs gained in the Study Area
would be less than 10.
Other socio-economic changes: very small-scale beneficial changes to
identified receptors at the local level only. Changes are likely to be
experienced over the short term (i.e. less than 6 months).

No Change

No change would be perceptible, either beneficial or adverse.

Significance Matrix of Socio-economic Effects

In line with standard EIA practice, a matrix-based approach is adopted to consider the
sensitivity of identified receptors in tandem with the likely magnitude of change from the
Proposed Development. This method allowed the level and significance in EIA terms of all
predicted socio-economic effects to be determined. The EIA significance matrix adopted in
this assessment is detailed in the table below.
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Table 7.4: Significance matrix

Magnitude of change
Sensitivity
High Medium Low Negligible
High Substantial Major Moderate Minor
Medium Major Moderate Minor Negligible
Low Moderate Minor Minor/ Negligible Negligible

The duration of temporary environmental effects is defined as follows:
®  Short-term — Less than two years.

= Medium-term — Two years to five years.

= Long-term — Five years to ten years.

For the purposes of undertaking the assessment in accordance with the EIA Regulations, only
effects determined to be moderate or greater are considered significant in EIA terms.

Assumptions and Limitations

®  The assessment considers 3,000sgm maximum gross external area (GEA) of commercial
use (Class E) for the non-residential elements of the Proposed Development. For the
purposes of this assessment, this is expressed in terms of gross internal area (GIA),
which is assumed to be 20% smaller than the maximum GEA. The 2,400sgm GIA of
commercial space is anticipated to comprise of:

0 Main retail space / local food store — estimated 1,779m?2.The assumed net internal
area will support 91 gross jobs based on an assumed employment density ratio of 1
job per 18sgm.

0 Other retail — estimated 621m2. The assumed net internal area will support 32 gross
jobs based on an assumed employment density ratio of 1 job per 18sgm.

These assumptions have been provided by Squire & Partners. An employment density has
been assumed as an average for retail, including food store and high street, as stated in
employment density guidance?®.

The construction cost has been estimated using BCIS benchmarks for schemes in Reading.
The labour market construction impacts will vary depending on the contraction value of the
scheme.

The assessment relies on secondary survey data published by the Government and its official
statistics authority (the ONS). Each data source has methodological limitations related to data
collection and the data only represents the socio-economic context at a specific point in time.

The following assumptions have been adopted in this assessment:

= Benchmarks in the HCA Employment Density Guide have been adopted to estimate the
employment impact of the proposed development. Although the benchmarks are aged,

18 Source: Employment Density Guidance, 39 Edition. HCA, November 2015.
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they still represent the adopted guidance for estimating the employment impacts of
proposed developments.

= The latest Berkshire Strategic Housing Market Assessment (SHMA) relates to 2016,
since which time the position has changed as reported in the SW Maidenhead SPD. The
position as set out in the latter is used in this assessment where appropriate. Likewise,
the Eastern Berkshire Functional Economic Market Area Study (FEMA) from 2016 is
outdated, but remains the most comprehensive assessment available at the present time.

Baseline Conditions

Existing Baseline
Housing Market

The 2021 Census reports that there are 67,682 households in the Reading Local Authority
area and the average household size is 2.57 persons per household, slightly larger than the
regional and national average persons per household at 2.44 and 2.41 persons per household
respectively.

Accommodation within the Reading area is mainly characterised by a relatively even mix of
semi-detached, terraced properties and flats. There are significantly lower detached properties
compared to the Southeast and England, being approximately 16% and 11% lower
respectively.

Table 7.5: Household Accommodation Types

Type Reading SE Region England
Detached 12.2% 28% 23%
Semi-detached 25.9% 320 28%
Terraced 28.2% 21% 23%
Flats 26.9% 17% 17%
Othert® 6.7% 5.5% 5.5%
Total 100% 100% 100%

Source: Household Accommodation Types NOMIS (TS044), Census 2021

Table 7.6 below presents the tenure of properties within Reading, the South East and
England. Just over half of properties in Reading are owner occupied. Owner occupation is
noticeably lower than the corresponding figures for the South East and England, being 15%
and 11% higher than Reading average respectively.

Almost a third of properties in Reading are privately rented, noticeably higher than the South
East and England averages where 13.6% and 17.1% of properties are privately rented.

Table 7.6: Tenure (Housing Study Area)

Tenure Reading SE Region England
Owned 50.4% 65.7% 61.3%
Shared Ownership 1.3% 1.4% 1%
Social Rent 16.1% 13.6% 17.1%

19 Converted buildings, shared house (including bedsits), commercial building (room over shops, hotels, temporary structures.
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Tenure Reading SE Region England
Private Rent 31.9% 19.2% 20.5%
Living rent free 0.2% 0.1% 0.1%
Total 100% 100% 100%

Source: Tenure (Housing Study Area), NOMIS (TS054), Census 2021
Housing Need

7.5.5 Reading is in a regional housing market area (Berkshire Western Housing Market Area), with
an objectively assessed need for dwellings, showing that over time, the availability and
affordability of properties in Reading is likely to become challenging. The need for housing is
substantial in Reading. Of the 16,077 homes needed in the Housing Market Area between
2013 and 2036, 15,847 will be delivered in Reading Borough, which equates to 689 dwellings
per annum. The Reading Council Plan?° highlights that there needs for additional housing due
to intense affordability issues for those in lower income roles, which could have the potential to
cause issues such as increased demand for rented or social housing.

Population

7.5.6 In 2024, Reading had a total population of 183,000 people. In comparison to the South East
region and England, Reading’s age profile showed noticeable differences, such as a large
proportion of working age residents between the ages of 20 and 49 years, with approximately
48% falling into these age brackets. Reading has a significantly lower proportion of residents
aged over 50, with just 28% of residents aged over 50, compared to 40% and 38% in the
South East and England respectively.

Figure 7.1: Proportion of Population by Age Band

10.0%
9.0%
8.0%
7.0%
6.0%
5.0%
4.0%
3.0%
2.0%
1.0%
0.0%

South East ——— England

Reading

Source: Mid-year Population Estimates, ONS 2024

7.5.7 Over the next 20 years, the population of Reading is expected to increase by 11%; more than
the projected growth for the South East (7%) and England (8%). Across all geographies, there
is forecast to be an expected increase in the population aged 65+, and will account for 17% of
the 2045 Reading population, increasing from 12% in 2025. Over the same time period, the

20 https://democracy.reading.gov.uk/documents/s35099/Reading%20Council%20Plan%202025-28%20F INAL.pdf
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proportion of the population aged 0-15 in Reading is expected to fall by from 18% to 16%, and
the working aged population (16-64) is expected to fall from 69% to 67%.

Table 7.7: Population Projections, 2025-2045

ages | 205 | 203|204 | Gonl | ogadbiUin
Reading 0-15 33,210 30,560 32,110 -3% 16%
16-64 127,060 133,940 136,220 7% 67%
65+ 22,740 29,530 35,150 55% 17%
All ages 183,010 194,030 203,480 11% -
South East 0-15 1,735,000 1,583,220 1,584,520 -9% 15%
16-64 6,007,450 6,186,190 6,267,560 4% 60%
65+ 1,958,210 2,336,370 2,525,320 29% 24%
All ages 9,700,660 | 10,105,780 | 10,377,400 7% -
England 0-15 10,543,650 | 9,814,020 9,942,390 -6% 16%
16-64 37,332,040 | 38,416,810 | 39,244,370 5% 62%
65+ 11,226,050 | 13,490,500 | 14,481,100 29% 23%
All ages | 59,101,740 | 61,721,330 | 63,667,860 8% -

Source: Oxford Economics, 2025

Education

All three and four-year-olds in England are eligible for up to 570 free hours of childcare per

year. This is usually taken as 15 hours a week for 38 weeks a year. The provision of free

childcare has been extended to 30 hours per week for working parents with this provision

being available from the term after the child’s nine-month birthday.

Parents and guardians are offered flexibility in how the free childcare entitlement is used and

can choose. For example, parents can choose to take fewer hours per week and spread the

childcare over a longer time period?.

The need for early years education can be met in various ways including:

=  School run maintained nursery classes.

= Pre-schools that may be run by schools, or the private or voluntary sector.

= Day nurseries offering childcare and early year education for children from 0 to 5 years
old. This provision is market-led and many day nurseries are run as small private
operations.

®  Childminders.

Table 7.8 summarises the available nursery provision within two miles of the Proposed
Development.

21 Source: https://lwww.gov.uk/help-with-childcare-costs/free-childcare-and-education-for-2-to-4-year-olds
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Table 7.8: Nursery provision, within 2-miles of the Proposed Development

Establishment Type Age Location Capacity Enrolment | Vacancy
Alfred Sutton .

Primary School Primary 3-4 1.81 86 86 0
Banana Moon

Day Nursery Nursery 0-4 0.53 74 58 16
Caversham

Battle Primary Primary 3-4 1.69 59 57 2
Academy

Bees Knees Day

Nursery and Pre- Nursery 1-4 1.53 57 41 16
School

Berkeley Gardens |\, sery 0-4 1.46 08 129 -31
Day Nursery

Blagdon Nursery |\, \rsery 2.5 1.91 163 163 0
School

Bright Horizons

Abbeymore Day

Nursery and Nursery 0-4 1.41 124 68 56
Preschool

Caversham

Nursery School Nursery 2-5 0.64 41 41 0
Caversham

Nursery School 0- | Nursery 1-3 0.64 33 35 -2
3s

Chalkhouse

Nursery Nursery - 1.23 - - 0
Waterside

Chiltern Nursery Nursery 0-4 1.12 130 158 -28
Coley Primary .

School Primary 3-4 1.65 34 33 1
Cox, Rosemary | cpigminder 12 1.63 3 2 1
Christine

CrescentUnder |\ \rsery 2-4 1.13 26 34 -8
Fives

Durrant, Kathiyn | ciigminder . 0.70 - - 0
Dianne

E P Collier .

Primary School Primary 3-4 0.83 59 50 9
Earley St Peter's

Church of .

England Primary Primary 3-4 1.63 68 59 9
School

Emmer Green Nursery 14 1.78 80 85 5
Kindergarten

Emmer Green

Pre-School Nursery 2-4 1.83 30 34 -4
Fennies Reading Nursery - 1.22 - - 0
Fisher, Laura Childminder 28 1.64 6 5 1
Amanda

Forbury Gardens |\, <qry 0-4 0.27 95 79 16
Day Nursery

Green, Chloe Childminder : 0.47 . . 0
Louise

Greyfriars Day Nursery 0-4 0.72 80 142 -62
Nursery
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Highwood .

Primary School Primary 3-4 1.89 41 41 0
Katesgrove .

Primary School Primary 3-4 0.79 89 86 2
Kennet Day Nursery 0-4 0.68 64 93 -29
Nursery

King, Elena Childminder 1-4 0.95 10 8 2
Learn and Grow

Childcare Nursery 0-4 1.94 111 63 48
Little Dragons Nursery 0-4 1.82 64 57 7
Nursery

Litle Learners Nursery 0-4 135 106 86 20
Nursery

Little LLamas

Montessori Nursery - 0.71 - - 0
Nursery

Little Tots Nursery | Nursery 2-4 151 44 66 -22
Mary Seacole

Day Nursery &

Family Support Nursery - 0.76 - - 0
Unit

Micklands Pre- Nursery 2-4 1.21 26 38 -12
School

Monkeymoos

Highdown Nursery 2-4 1.75 28 50 -22
MonkeyMoos

Huntley Wharf Nursery 0-4 0.12 98 60 38
N Family Club Nursery 0-4 0.60 135 137 2
Reading

New Bridge

Nursery School Nursery 2-5 0.62 52 52 0
New Town .

Primary School Primary 3-4 0.40 53 52 1
Northumberland |\, oo 14 117 55 51 4
Day Nursery

Orchard Day Nursery 0-4 1.10 54 43 11
Nursery

Oxford Road

Community Primary 3-4 1.19 37 30 6
School

Park Day Nursery | Nursery 0-4 0.92 90 98 -8
Parkside Pre-

school in

Association with Nursery 2-4 1.81 36 21 15
YMCA Reading

Pennel, Joanie | o gminder : 0.78 i : 0
Ru Yan

Pine Rivers Nurser 1-4 1.44 43 43 0
Kindergarten Ltd y )

Playday . _
(caversham) Ltd Nursery 0-4 1.18 48 55 7
Playday at

Milestone Nursery - 1.76 - - 0
Rainbow Day

Nursery Nursery 0-4 0.60 59 94 -35
Reading ) ) )

Community Creche 0.56 0
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Establishment Type Age Location Capacity Enrolment | Vacancy

Learning Centre
(RCLC) Creche

Redlands Primary

School Primary 3-4 0.89 26 25 1

South Children's

Centre Creche Creche - 1.71 - . 0

St Andrews Pre-
school

St Anne's Catholic
Primary School

St John's Church
of England Primary 3-4 0.34 53 58 -5
Primary School
St Mary & All
Saints Church of
England Primary
School

Surestart Whitley
Nursery

Syeida Huma
Zahira Kazmi

The Honey Bee
Day Care

The Palmer
Primary Academy
The Wigwam Day
Nursery

Western Elms
Nursery

Whitley Park
Primary and Primary 2-4 1.90 140 116 24
Nursery School
Wilson Primary
School

Your Co-op Little
pioneers nursery
and pre-school,
Reading

Nursery 2-4 1.59 30 36 -6

Primary 2-4 0.77 a7 36 11

Primary 3-4 1.48 53 44 9

Nursery 0-4 171 62 102 -40

Childminder 1-1 0.37 6 1 5

Nursery 2-4 0.72 60 28 32

Primary 3-4 1.22 53 55 =&

Nursery 1-4 0.37 47 61 -14

Nursery 1-4 1.44 48 39 9

Primary 3-4 1.89 60 57 2

Nursery 0-4 0.42 86 110 -24

Total All - - 3,456 3,450 6
Source: Ofsted, 2025. Latest inspection reports for nurseries and childminders; Get Information About Schools, 2025. Latest
enrolment figures for primary schools with nursery provision for July 2025.

*Shaded cells indicate where a provider's latest Ofsted report with a child enrolment figure that was over the provider's capacity.
*Nursery capacity and enrolment at primary school establishments is estimated through assuming an equal distribution from the
total figures for the primary settings across the number of years of provision.

*Hyphenated cells indicate where there is no data available due to the establishment not having an Ofsted report or no figures
provided on Get Information About Schools.

Nursery school provision in the Education Study Area is offered at 66 settings as shown in the
table above. In total there is a total of 3,456 nursery school places. 21 of the providers are
currently over capacity, and overall there is spare capacity of 6 places from the data available.
It should be noted that there is no data provided for 10 of the settings. Furthermore, it is not
stated whether a child is enrolled full-time or part-time in the setting. This study assumes all
children are full-time provision as a worst-case scenario.

Primary school provision in the Education Study Area is offered at 28 schools as shown in

Table 7.9. In total there is a primary school capacity of 9,689 primary school places, minus
nursery provision offering a spare capacity of 377 school places locally. Thirteen of the
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providers listed in Table 7.9 have spare capacity A total of 7 primary schools have over 20
spaces while a further 7 have just 5 or fewer spare places.

Table 7.9: Primary School Capacity

Establishment Age Dlst.ance Capacity Enrolment Vacancy
(miles)

Aldryngton Primary School 5-11 1.95 315 314 1
Alfred Sutton Primary School 3-11 1.13 599 599 0
IAr\]I]I‘;?lgtcshgglurch of England Aided 5-7 131 60 60 0
All Saints Junior School 7-11 1.31 100 96 4
Battle Primary Academy 3-11 1.69 413 415 -2
Caversham Park Primary School 5-11 1.96 210 110 100
Caversham Primary School 5-11 1.29 420 406 14
Civitas Academy 4-11 0.93 420 400 20
Coley Primary School 3-11 0.95 236 238 -1
E P Collier Primary School 3-11 0.83 413 422 -9
Eﬁg]ea%)/stslgséeorls Church of England | 3-11 163 474 483 9
Emmer Green Primary School 4-11 1.83 420 413 7
Highwood Primary School 3-11 1.89 330 330 0
Katesgrove Primary School 3-11 0.79 620 622 -2
Micklands Primary School 4-11 1.21 420 320 100
few et o[ | a0 | e |
New Town Primary School 3-11 0.4 368 368 -1
Oxford Road Community School 3-11 1.19 256 262 -6
Redlands Primary School 3-11 0.89 184 185 -1
St Anne's Catholic Primary School 2-11 0.77 163 174 -11
Iitri\r]r?;rr)]/sscc:#;(;(l:h of England 3-11 0.34 368 362 5
St Martin's Catholic Primary School 4-11 1.97 210 141 69
e ™[] e | we | aw |
Thameside Primary School 5-11 0.75 420 334 86
The Hill Primary School 4-11 151 420 394 26
The Palmer Primary Academy 3-11 1.22 368 365 3
\é\g‘lgcg Park Primary and Nursery 2-11 19 490 514 24
Wilson Primary School 3-11 1.89 417 420 -2
Total - - 9,689 9,312 377

Source: UK Government Get Information About Schools, 2025.
*Shaded cells indicate where a provider is currently over capacity.
*If the establishment has nursery provision, the capacity and enrolment figures subtract the figure used in Table 7.9 from the

total, to avoid double counting.

*Figures may not sum due to rounding to 0 decimal places whilst disaggregating nursery and primary provision.

7.5.14 Secondary school provision in the Education Study Area is offered at 13 schools as shown in

Table 7.10 below.
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7.5.19

7.5.20

Table 7.10: Secondary School Capacity

Establishment Age Dist.ance Capacity Enrolment Vacancy
range (miles)

Sessed Hugh Faringdan 1118 2.11 922 1,045 123
Hartland High School 11-18 2.22 950 739 211
E(')%dgg’gti‘:hoo' and Sixth 11-18 1.81 1,440 1,545 -105
Kendrick School 11-18 0.49 920 934 -14
King's Academy Prospect 11-18 2.62 1,500 1,260 240
Maiden Erlegh School 11-18 2.04 1,788 1,872 -84
'\R/':;%‘?QQE”egh School in 11-16 1.06 900 885 15
Reading Girls' School 11-18 1.49 947 905 42
Reading School 11-18 0.67 1,094 1,129 -35
River Academy 11-18 1.34 1,200 186 1,014
The Bulmershe School 11-18 1.81 1,400 1,506 -106
The WREN School 11-19 1.9 1,176 979 197
UTC Reading 14-19 1.06 600 286 314
Total - - 14,837 13,271 1,566

Source: UK Government Get Information About Schools, 2025.
*Shaded cells indicate where a provider is currently over capacity.

Overall, there are 1,566 spare places across the study area. A total of 6 establishments are
currently over-capacity. However, there is a greater level of spare capacity across the
remaining 7 establishments.

Overall, for both primary and secondary schools in close proximity to the Proposed
Development, there is a low sensitivity due to existing spare capacity.

Healthcare
The sub-ICB study area has 43 GP practices as shown in Table 7.11.

There are a total of 43 GP practices within the study area. A total of 30 GP practices have
patient loads above the 1,800-patient per NHS GP benchmark identified within the Healthy
Urban Development Unit (HUDU)'s model?? suggesting these practices are operating at full
capacity. However, demands on health practitioners time relates to the demographics of the
people on the register as well as underlying health, and the other practices may also be under
strain.

11 of the 43 GP practices have patient loads below the 1,800-patients per NHS GP
benchmark. Overall, the study area’s patient load was 2,160 patients per GP. Far in excess of
the benchmark. One practice did not have any GP data on record, and another practice did
not have a patient load available, however, its inclusion would only exacerbate the overall
outlook.

The data indicates that the sensitivity for local GP provision is high.

22 Source: Healthy Urban Development Unit, (2009). HUDU Model
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Table 7.11: Healthcare provision, full-time equivalent, Buckinghamshire, Oxfordshire and Berkshire West ICB — 15A

Practice Name GPs Nurses Patients | GP Ratio | Nurse Ratio
Kintbury & Woolton Hill Surgery 7.8 1.7 9,635 1,229 5,646
Eastfield House Surgery 7.5 3.3 15,490 2,075 4,761
Swallowfield Medical Practice 8.5 25 15,802 1,855 6,372
The Potteries 5.4 3.2 14,563 2,695 4,532
London Street Surgery 2.0 1.0 5,734 2,867 5,513
The Boat House Surgery 6.7 3.1 12,227 1,819 4,004
Balmore Park Surgery 9.6 5.7 20,532 2,148 3,632
Falkland Surgery 8.7 4.0 14,491 1,657 3,647
Wokingham Medical Centre 11.7 4.3 28,960 2,474 6,735
Finchampstead Practice 7.2 3.7 19,466 2,704 5,271
Chatham Street Surgery 2.7 0.9 8,037 2,955 9,418
Mortimer Surgery 6.5 1.8 11,248 1,739 6,203
Milman & Kennet Surgery 10.9 2.4 20,137 1,840 8,298
Emmer Green Surgery 5.8 3.6 11,669 1,998 3,266
Parkside Practice 9.4 2.5 17,179 1,826 6,927
Brookside Group Practice 13.1 4.3 30,862 2,355 7,256
Long Barn Lane Surgery 3.3 1.8 9,186 2,756 5,103
The Downland Practice 6.4 1.7 11,087 1,722 6,496
Woodley Practice 7.2 2.2 13,812 1,928 6,166
Lambourn Surgery 53 3.6 6,213 1,171 1,719
Wargrave Practice 5.4 2.4 7,699 1,426 3,155
Westwood Road Surgery 1.1 NA 6,280 5,887 -
Hungerford Surgery 3.8 15 7,252 1,908 4,689
Western Elms & Circuit Lane Surgeries 15.9 2.4 27,645 1,742 11,519
Strawberry Hill Medical Centre 8.3 3.1 22,524 2,729 7,158
Loddon Vale Practice 4.8 3.0 14,638 3,050 4,858
Twyford Surgery 7.4 2.4 12,219 1,657 5,008
Thatcham Health Centre 8.9 5.7 18,339 2,050 3,197
Theale Medical Centre 25 3.4 10,874 4,276 3,161
Grovelands Medical Centre 7.7 4.1 13,798 1,794 3,327
New Wokingham Road Surgery 3.3 15 9,806 3,002 6,626
Abbey Medical Centre NA 0.5 2,403 - 4,506
Woosehill Practice 5.3 3.1 15,523 2,911 4,975
Pembroke Surgery 1.0 1.4 6,767 6,767 4,927
Burdwood Surgery 11.4 1.4 10,371 912 7,202
Chapel Row Surgery 6.1 2.8 8,885 1,445 3,158
University Medical Group 12.0 2.3 31,853 2,654 13,730
South Reading & Shinfield Group Med Prac 2.4 4.3 11,591 4,830 2,708
Russell Street Surgery 3.4 1.0 9,042 2,659 9,042
Tilehurst Village Surgery 6.4 1.2 15,226 2,363 13,126
Melrose Surgery 5.1 2.6 16,721 3,309 6,334
Shinfield Medical Practice 1.4 0.6 - - -
Broad Street Health Centre 3.8 2.6 14,483 3,772 5,486
Total 273.3 110.9 590,269 | 2,160 5,324

Source: NHS General Practice Workforce, July 2025.

*Shaded cells indicate where a provider is currently over capacity.

NHS Dental Statistics for England show there were 24,272 dentists performing NHS activity in
England during 2021-22 providing an average of 2,329 people per NHS dentist or 0.43

dentists per 1,000 population.
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Table 7.12 summarises dental provision in the Buckinghamshire, Oxfordshire and Berkshire
West ICB across various specialisms and levels. Overall, there are 489 FTE General Dentists
working within the ICB area; of which, 324 are NHS FTEs.

Table 7.12: Dental provision, full-time equivalent, Buckinghamshire, Oxfordshire and Berkshire West ICB

Role count FTE NHS FTE
Dental Hygienist 247 100 15
Dental Nurse 663 527 345
Dental Therapist 52 24 18
Foundation Dentist 34 27 24
General Dentist 852 489 324
Orthodontic Therapist 37 21 18
Orthodontist 31 15 11
Other Staff 259 194 134
Receptionist 432 350 241
Trainee Dental Nurse 328 297 205

Source: NHS Dental Workforce, December 2024,

The population for the Buckinghamshire, Oxfordshire and Berkshire West ICB area was
1,877,209 in 202423, In 2024, there were 5,794 people per NHS dentist, or 0.17 NHS dentists
per 1,000 population. Broadening the scope to private and NHS dentist provision, there were
3,838 people per dentist, and 0.26 dentists per 1,000 population. In either case, the baseline
provision of general dentists is far below the benchmark population ratio.

The data indicates that the sensitivity for local dental provision is high.
Open Space

The Reading Open Spaces Strategy Update Note 2018 published in January 2018 states that
Reading’s total amount of recreational public open space remains broadly in line with the
national guidelines, having only slightly increased since the last assessment, it is still unevenly
distributed across the town. Residents in and around the town centre are still further away
from POS than residents in outer wards. In the town centre, historical development patterns
make it difficult to introduce new areas of POS without large-scale redevelopment. Due to the
high cost of land in the town centre, the Council is unable to acquire land outright for new
POS. Thus, POS is normally achieved as part of wider development proposals.

According to the Reading Open Spaces Strategy Update Note 2018, between 2007 and 2017
there has been the following loss/gain of open space in the Borough:

= Unrestricted open space — gain of 11.248ha;

= Limited open space — loss of 28.097ha; and

= Restricted open space — loss of 2.154ha.

Appendix A shows the location of public open space within the vicinity of the site, with details

provided in Table 7.13 for the key sites of public open space. In summary, open space
provision within the study area includes:

23 Mid-year population estimates, 2024. Best-fit local authorities within ICB boundary. Including Buckinghamshire,
Cherwell, Oxford, Reading, South Oxfordshire, Vale of White Horse, West Berkshire, West Oxfordshire, and
Wokingham.

49



Environmental Statement — Volume 1: Main Report
Kings Meadow View

@ Stantec

7.5.28

= Three children’s play areas, two located at Kings Meadow located within study area and
an outdoor play area at Canal Way Park.

= Approximately 1,200m? of allotments at Adler Road.

= An estimated 213,000m? of natural and semi natural open space provided across four
sites, of which, 97,000m? is within the study area.

Table 7.13; Key Public Open Space within 1km of the Site

Open Space Address Description Distance from
Site?*
Children and Teenage Play
Kings Meadow Napier Rd, Reading Two children’s play 0.2km
RG1 8AB areas located within
this open space
Canal Way Park 12 Florence Walk, Childrens outdoor play 0.7km
Reading RG1 3HH area within small park
Allotments
Ardler Road Allotments Reading RG4 5AE Approximately 1,200m2 0.7km
of allotment within a
housing estate
Natural and semi-natural open space
Kings Meadow Napier Rd, Reading Approximately 97,000 0.2km
RG1 8AB m 2 of open green
space
Christchurch Meadow George St, Approximately 93,000 0.6km
Caversham, Reading m 2 of open green
RG4 8BY space
Forbury Garden Public Forbury Gardens, Approximately 0.5km
Park Reading 19,000m2 of open
public green space
Vix Gardens Eldon Square, Approximately 4,000m2 0.9km
Reading RG1 4DP of open public green
space

Labour market and business

Economic Activity

Reading’s economic activity rate (84.2%) is higher than the South East and England
averages. The authority’s employment rate stands at 83%, which is 4.6% and 7.3% higher
than the South East and England’s rates respectively. Also, the unemployment rate is less
than half of that in the South East and England, standing at just 1.5%. Reading has a lower
proportion of the population who are economically inactive (15.8%) compared to the South
East (18.9%) and England (21.2%).

24 The distance from the site is calculated on a direct line approach and does not take account of distances using
the highway of public footpaths.
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Table 7.14: Economic Activity and Inactivity

Economic Activity & Inactivity Reading (%) SouE&))East England (%)
Economic activity rate - aged 16-64 84.2% 81.1% 78.8%
Employment rate - aged 16-64 83.0% 78.4% 75.7%
Unemployment rate - aged 16-64 1.5% 3.3% 4.0%
Economically inactive - aged 16-64 15.8% 18.9% 21.2%

Source: Annual Population Survey, 2025
Industry

Over a fifth of employment in Reading is within the public sector, when public administration,
education and human health are combined. Human health and social work alone accounts for
13.9% of employment, broadly in line with the South East (13.8%) and England (13.3%).
Public administration and defence makes up 3.3% of employment, which is similar to the
South East (3.4%) but below the national level (4.2%), while employment in education is
notably lower at 5.7%, compared to 9.6% regionally and 8.3% nationally.

The largest single sector of Reading’s economy is information and communication, which
accounts for 17.2% of employment, more than three times the South East (5.4%) and England
(4.7%) averages. Professional, scientific and technical activities are also strongly represented
at 13.9%, again significantly higher than both the regional (9.0%) and national (9.7%) shares.
By contrast, sectors such as construction (1.8%) and wholesale and retail trade (11.5%) are
underrepresented compared to the Southeast (5.0% and 14.9% respectively) and England
(4.8% and 13.7%).

Table 7.15: Industry of Employment (Percentages)

Sector Reading | South East England
Agriculture, forestry and fishing 0.0% 1.2% 1.2%
Mining and quarrying 0.0% 0.0% 0.1%
Manufacturing 2.9% 6.0% 7.3%
Electricity, gas, steam and air conditioning supply 0.8% 0.3% 0.3%
Water supply; sewerage, waste management and

remediation activities 2.0% 0.8% 0.7%
Construction 1.8% 5.0% 4.8%
Wholesale and retail trade; repair of motor vehicles

and motorcycles 11.5% 14.9% 13.7%
Transportation and storage 4.1% 4.6% 5.1%
Accommodation and food service activities 5.7% 8.6% 7.8%
Information and communication 17.2% 5.4% 4.7%
Financial and insurance activities 2.9% 2.6% 3.4%
Real estate activities 1.0% 1.8% 2.1%
Professional, scientific and technical activities 13.9% 9.0% 9.7%
Administrative and support service activities 9.0% 7.9% 8.8%
Public administration and defence; compulsory social

security 3.3% 3.4% 4.2%
Education 5.7% 9.6% 8.3%
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Sector Reading | South East England
Human health and social work activities 13.9% 13.8% 13.3%
Arts, entertainment and recreation 1.4% 3.0% 2.6%
Other service activities 1.2% 2.2% 2.0%

Source: Business Register and Employment Survey, 2023
Productivity

7.5.31 Gross Value Added (GVA) per worker in Reading, uplifted to 2025 prices, stands at just over
£86,000, significantly higher than the corresponding figure for the South East and national
level at £86,000 in 2025 prices. This is approximately £6,000 (or 7.8%) higher than the South
East region, and almost £10,000 (or 12.4%) higher than the national (England) average.

Table 7.16: GVA Per Job Filled

Area Gross Value Added per jo_b filled (£), uplifted to 2025
prices
Reading £86,076
South East £79,868
England £76,612

Source: Productivity, GVA per filled job, ONS (2023)
Occupations

7.5.32 Reading’s occupational profile is reflective of a high value economy. Over a third of Reading’s
employment is within professional occupations while a further 16% are employed in associate
professional occupations. A further 8% of the population are employed in manager, directors
and senior officials positions. The proportion of employees within these three occupations is
62%, which is 14% and 13% higher than the regional and national averages respectively.
However, in contrast, Reading does have a marginally higher proportion of the workforce
employed in elementary occupations compared to its wider geographies.

Figure 7.2: Percentage of all employment by occupation

9 Elementary occupations

8 Process, Plant and Machine Operatives

7 Sales and Customer Service Occupations

6 Personal Service Occupations

5 Skilled Trade s Occupations

4 Administrative and Secretarial Occupations
3 Associate Prof & Tech Occupations

2 Professional Occupations

1 Managers and Senior Officials

0% 5% 10% 15% 20% 25%  30% 35% 40% 45%

2

M England ® South East M Reading

Source: Annual Population Survey, 2025
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Wages

An analysis of the Annual Survey of Hours and Earning identifies the variations in wages that
exist between Reading and the national and regional average. The mean weekly wage level in
Reading stands at £942.60. The growth in the median weekly pay in Reading is in line with the
South East figure, however the growth in the mean weekly pay is significantly higher than
Reading’s wider geographies.

Table 7.17: Average Residential Earnings

7.5.34

7.5.35

7.5.36

7.5.37

Weekly Pay — Gross Reading Southeast England
Number of jobs 63,000 2,997,000 16,720,000
Median weekly pay £775.90 £779.20 £732.00
Annual percentage change —
median 7.0% 7.0% 6.1%
Mean weekly pay £942.60 £935.70 £878.80
Annual percentage change —
mean 10.2% 7.7% 7.3%

Source: Annual Survey of Hours and Earnings, ONS (2024)

Skills and Education

An analysis of the Annual Population Survey identifies the level of qualifications held by the
resident population of Reading, the South East and England.

Reading’s population is highly educated when compared to both the South East and the
national averages. 63% of Reading’s working age population is educated up to RQF4 or
higher, which is 15% and 16% higher than the regional and national averages respectively.

Only 2.8% of Reading’s working age population (aged 16-64) have no qualifications, which is
less than the regional average of 5.5% and the national average of 6.6%.

Table 7.18: Qualifications of residents aged 16-64

Reading South East England
% with RQF4+ - aged 16-64 62.9% 48.2% 46.8%
% with RQF3+ - aged 16-64 79.7% 69.9% 67.3%
% with RQF2+ - aged 16-64 90.6% 88.2% 86.5%
% with RQF1+ - aged 16-64 90.6% 90.8% 89.0%
% with other qualifications (RQF) -
aged 16-64 6.6% 3.7% 4.4%
% with no qualifications (RQF) -
aged 16-64 2.8% 5.5% 6.6%

Source: Annual population survey, 2024
Future Baseline

The future baseline, upon completion of the Proposed Development, for socio-economic
provision is likely to reflect that of the current baseline.
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7.7.1

7.7.2

7.7.3

Primary Mitigation

This section sets out mitigation that is embedded into the design of the Proposed
Development relevant to the assessment of socioeconomics effects.

The scope and design of the Proposed Development includes primary mitigation to avoid,
prevent or minimise significant adverse socioeconomic effects and to enhance beneficial
effects. The scheme design cost includes private residents’ gardens throughout the site to
improve access to open space and nature. The provision of up to 3,000 sqm of Class E
commercial floorspace acts to reduce the level of employment loss generated from the closure
units at Forbury Retail Park.

Potential Effects

Construction Phase

Gross impacts: In the absence of a formal cost assessment, the construction cost of the
Proposed Development has been estimated through using industry benchmarks, to be
approximately £97,760,00025.

Analysis of the Business Population Estimates for the UK and Regions (ONS, 2024) found
that turnover per worker in South East England’s construction sector stands at £221,145.
Dividing the total construction costs by the turnover per worker in the construction sector in the
South East indicates that the project will support a total of 442 gross per year equivalent jobs
during the construction phase (rounded up). Based on an industry standard that equates 10-
PYE to 1 full time equivalent job, this results in 44 FTE.

Net Additional Impact: Only a proportion of total construction employment would occur within
the Labour Market Study Area due to mobility of labour, competition from externally located
construction firms and supply chains. To take account of these factors, the additionality
assumptions detailed in Table 7.19 below have been used to calculate the net construction
employment, estimated using the gross construction employment from the Proposed
Development.

Table 7.19: Construction Additionality Assumptions

Data Reading UK Comments

Deadweight 0% 0% It has been assumed that, in the absence of this

intervention, the site would remain unchanged and

so 0% deadweight has been assumed both locally
and nationally.

Leakage 55% 0% A significant proportion of the site’s workforce (55%)
is expected to reside outside of Reading based on
census 2011 travel to work data. None of the
workforce are expected to reside outside of the UK
and therefore 0% has been assumed nationally.

Displacement 25% 50% Given demand exists for construction staff, it has
been assumed that there will be some displacement
locally and therefore 25% displacement has been
used. Nationally it is likely that construction workers
will be displaced from other construction projects
and therefore a medium level of displacement has
been assumed (50%)

25 BCIS, 2025. Reading, Residential Flats (apartments) functional unit price by number of bedrooms; BCIS, 2025.
Reading 340. Mixed commercial developments £/m2 study.
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Data Reading UK Comments

Multiplier 1.25 2.7 Multipliers have been sourced from the HCA
Additionality Guide Fourth Edition 2014. A local
composite multiplier of 1.25 has been used for
Reading based upon an average sub-regional

composite multiplier outlined in BEIS additionality
guidance. A national composite multiplier of 2.7 has
been applied based on a national construction
sector average produced by Oxford Economics.

Source: Stantec

Using the additionality assumptions from the table above, the 44 gross temporary construction
FTEs supported by the Proposed Development are expected to create approximately 19 FTE
(186 net additional per year equivalent jobs) in Reading and 60 FTE (597 net additional per
year equivalent jobs) in the UK over the construction period within the assessed Labour
Market Study Area.

The significance of the construction phase jobs impact is identified as having low sensitivity
due to the Proposed Development being unlikely to lead to labour market pressure. A low
beneficial magnitude of change is generated as the change in employment is more than 10,
but fewer than 50, locally. This results in a minor/negligible beneficial (not significant).

Operational Phase
Homes

The Proposed Development provides over 4% of the entire Borough's housing requirement
within the Local Plan period to 2036 (excluding completions and commitments). The scale of
development is likely to attract people from beyond Reading and be of regional importance
towards meeting the annual completions target in the WBHMA.

This constitutes a low sensitivity and a medium magnitude of change due to the scale of
development proposed. Overall, the Proposed Development will have a minor beneficial (not
significant).

Jobs

Gross Employment: The following outlines the gross direct employment in terms of full time
equivalent (FTEs) which will be derived from the operational phase of the Proposed
Development.

Based on the assumed uses and floor space?%s, for assessment purposes, as set out in the
Assumptions and Limitations in Section 7.4, the Proposed Development would generate the
following job creation and losses:

= |ocal Food store — estimated 1,779m2. Based on the assumed net employment area, this
will support 91 gross jobs based on an assumed employment density ratio of 1 job per
18sgm.

= Other retail — estimated 621m2. Based on the assumed net employment area, this will
support 32 gross jobs based on an assumed employment density ratio of 1 job per
18sgm.

26 Source: Squire and Partners
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Table 7.20: Operation Additionality Assumptions

Data Reading UK Comments

Deadweight 25% 25% It has been assumed that, in the absence of this
intervention, the Site would remain as an operational
retail park. However, a conservative estimate of
25% has been assumed as deadweight both locally
within Reading and nationally.

Leakage 55% 0% A significant proportion of the site’s workforce (55%)
is expected to reside outside of Reading based on
census 2021 travel to work data. None of the
workforce are expected to reside outside of the UK
and therefore 0% has been assumed nationally.

Displacement 25% 25% Due to the nature of employment uses planned a
25% displacement assumption has been applied to
account for the risk of employment displacement
locally. Nationally, there will also be some
displacement and so a conservative assumption of
25% has been assumed.

Substitution 0% 0% Assumed no incentives to influence substitution
behaviour.
Multiplier 1.25 2.7 Multipliers have been sourced from the HCA

Additionality Guide Fourth Edition 2014. A local
composite multiplier of 1.25 has been used for
Reading based upon an average sub-regional
composite multiplier outlined in BEIS additionality
guidance. A national composite multiplier of 2.7 has
been applied based on a national construction

sector average produced by Oxford Economics.

The gross FTE employment impact of the Proposed Development is therefore estimated as
the sum of these, 123 FTE jobs.

Net Additional Employment: The operational phase of the Proposed Development is
predicted to support 39 net additional on-site operational jobs in Reading, based on the
assumptions in Table 7.20. Taking into the account the loss of an estimated net 30 FTE
associated with the loss of existing commercial space on the site, there will be 9 net jobs
created in Reading.

The net operational jobs impact is identified low sensitivity due to the Proposed
Development being unlikely to lead to labour market pressure. A low beneficial magnitude
of change is generated as change in land use has led to a growth in net jobs in Reading.
This results in a minor/negligible beneficial (not significant).

Education
To inform the assessment on education effects the child yield associated with the Proposed
Development has been calculated with reference to an assumed housing mix. One-bedroom

dwellings are not expected to generate requirements for secondary school places.

Table 7.21; Child Yield from the Proposed Development

Studio 1-bed Flat | 2-bed Flat | 3-bed Flat Total

Nursery Yield Ratio 0.01 0.01 0.05 0.03 -

Primary Child Yield Ratio 0.02 0.02 0.15 0.19 -
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Studio 1-bed Flat | 2-bed Flat | 3-bed Flat Total
Secondary Child Yield Ratio 0.00 0.00 0.05 0.06 -
Housing Mix 10.6% 50.4% 34.9% 4.1% 100%
Dwellings 74 353 244 29 700
Nursery Places 1 4 12 1 17*
Primary Places 1 7 37 6 51
Secondary Places 0 0 12 2 14
Total 2 11 61 8* 82

*Figures do not sum due to rounding.
Source: Pupil yield from housing developments, Reporting year 2022

Table 7.21 illustrates the increased demand for nursery, primary and secondary school places
arising from the Proposed Development. Assuming 30 pupils per form, four-year groups in
nursery, seven-year groups in each primary school and five in a secondary school, the
Proposed Development generates need for:

= 17 nursery places.
= 1.7 forms of primary provision.
= 0.5 forms of secondary provision.

The baseline conditions for nursery provision show the number of nursery children is nearing
capacity, with 6 spare spaces. The Proposed Development is expected to generate additional
demand for 17 nursery places. Nursery provision is therefore considered to be of high
sensitivity. There is considered to be a low adverse magnitude of change, resulting in a
moderate adverse impact (significant).

Primary school provision current meets local needs and has the capacity to adsorb additional
demand, hence primary school places is considered to be low sensitivity. The Proposed
Development is anticipated to generate demand for 1.7 forms of entry; a medium adverse
maghnitude of change, resulting in a minor adverse impact (not significant).

Secondary school provision also has low sensitivity as local needs are met at present and
there is capacity to adsorb additional demand. The Proposed Development is anticipated to
generate demand for 0.5 forms of entry; a low adverse magnitude of change, resulting in a
minor/negligible adverse impact (not significant).

Health Facilities

Based on the number of new residential units to be developed on the Site of up to 700 units, it
has been estimated that the delivery of this new residential development would introduce
approximately 1,200 new people to the local area?”.

GP surgeries are considered to have high sensitivity given that this chapter has already
established that GP surgeries near the Proposed Development are already over-capacity. The
introduction of an additional 1,200 new residents would have a low adverse magnitude of
change on GP provision, creating a change of moderate adverse impact (significant).

27 This is based on the multiplying of the number of new units split by number of bedrooms by the estimated
number of people living in a household as per Census 2011 data (DC4405EW). This was calculated at a local
authority level.
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The provision of dentists is considered to have a high sensitivity given that this chapter has
identified that provision is currently over-capacity. Based on the population generated by the
scheme, demand for 1 (0.5) FTE dentist would be generated, a low adverse magnitude of
change, whilst existing provision in the ICB is currently over capacity with a high sensitivity.
The Proposed Development will therefore lead to a moderate adverse (significant).

Based on the proposals for the Site there will be no net loss of public open space within the
local authority based on the delivery of the Proposed Development. In addition, the design

code for the Proposed Development includes publicly accessible green space and soft
landscaping compared to the current site uses which are dominated by hard landscaping.

Secondary Mitigation and Enhancement

Financial contributions secured through a legal agreement are proposed to offset moderate
adverse impacts in the provision of Dentists, GPs, and Nurseries.

Residual Effects

The following adverse residual effects are observed following the additional mitigation
proposed:

= Minor adverse — Nursery and Primary education provision, and Dental and GP healthcare
provision.

= Minor/negligible adverse — Secondary education provision.

= Minor/negligible beneficial — Jobs (Construction).

= Minor beneficial — Housing, and Jobs (Operation).

= All other effects remain as reported in Section 7.7 (Potential Effects).
Cumulative effects

The cumulative developments set out in Table 7.22 form of the cumulative effects assessment
alongside the Proposed Development. All of these sites are within 2km of the site.

Table 7.22: Sites in cumulative assessment

Site Number of new New commercial
residential units floorspace/land use
20-30 Greyfriars Road 266 -
35-39 Friar Street 103 1,818 sgm retail
Broad Street Mall 643 1,737 sqm retail
10 Eaton Place 15 -
Soane Point 3-10 Market Place 38 -
55 Vastern Road 209 18 sgm retail
St Mary's House 37 -
40 Silver Street 28 -
36-42 London Street 17 -
138-144 Friar Street - 163 bed hotel
45 Caversham Road 40 -
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Site Number of new New commercial
residential units floorspace/land use
Wedale Street 429 184 sqm retail
97a-117 Caversham Road 28 60 -
80 Caversham Road 620 22,198 sgm office
Broad Street Mall 446 1,501 sgm retail
Gas Holder Site 130 -
Plots E and F, Station Hill 599 1,355 sgm retail
The Printworks 96 -
20 Hosier Street - 101 bed hotel
Former Reading Family Centre 37 -
Henley Road 86 Residential care home

Cumulatively, the remaining proposals are for up to 3,889 new dwellings that are estimated to
support 7,313 new residents. Combined with the Proposed Development, this would be an
additional 8,513 new residents.

Using the standards and methodologies set out in this assessment, the cumulative addition of
8,513 new residents is anticipated to generate demand for an additional 4(3.7) Dentists, 5(4.7)
GPs, 126 new nursery places, 14.0 forms of entry at primary school and 4.1 forms of entry at
secondary school, once fully delivered.

Nursery provision has high sensitivity locally due to its small surplus of 6 spaces. The
cumulative demand of 126 nursery places is considered a medium magnitude of change,
resulting in a major adverse impact (significant).

Primary provision has low sensitivity locally due to its surplus of 377 spaces. The cumulative
demand of 421 primary places is considered a high magnitude of change, resulting in a
moderate adverse impact (significant).

Secondary provision has low sensitivity locally due to its surplus of 1,566 spaces. The
cumulative demand of 124 secondary places is considered a medium magnitude of change,
resulting in a minor adverse impact (not significant).

GP provision has high sensitivity locally due to there being 2,160 patients per FTE GP; far
greater than the national average ratio. The cumulative demand of an additional 8,513
patients is considered a medium magnitude of change, resulting in a major adverse impact
(significant).

Dental provision has high sensitivity locally due to there being 5,794 patients per FTE NHS
dentist; far greater than the national average ratio. The cumulative demand of an additional
8,513 patients is considered a medium magnitude of change, resulting in a major adverse
impact (significant).

28 The pupil yield for four-bedroom flats has been assumed to be the same as the yield for four-bedroom houses
rather than the standard yield for four-bedroom flats (0).
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7.10.9 The residential and commercial spaces of the cumulative developments is anticipated to
support 155 net jobs during construction (temporary basis)?°. This is a high magnitude of
change in a low sensitivity domain, resulting in a moderate beneficial impact (significant).

7.10.10 In operation, the cumulative developments are anticipated to support 932 net jobs on a

permanent basis. Again, this is a high magnitude of change in a low sensitivity domain,
resulting in a moderate beneficial impact (significant).

7.11 Monitoring
7.11.1 No monitoring for the scheme has been identified as part of this assessment.
7.12 Summary of Effects

Table 7.23 sets out a summary of the potential effects, additional mitigation and residual
effects.

29 BCIS, 2025. Reading, Residential Flats (apartments) functional unit price by number of bedrooms; BCIS, 2025.
Reading, Hotels functional unit price by number of bedrooms; BCIS, 2025. Reading, Supported housing functional
unit price by number of bedrooms.
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Table 7.23: Summary of Effects

indirect

Receptor/Effect | Sensitivity of | Magnitude of Nature of Effect Potential Effect Additional Mitigation Residual Effect
Receptor Impact
Construction
Jobs Low Low beneficial Temporary, indirect Minor/negligible No mitigation required Minor/negligible
beneficial beneficial
Operation
Housing Low Medium Permanent, long term, Minor beneficial No mitigation required Minor beneficial
beneficial direct
Nursery Education High Low adverse Permanent, long term, Moderate adverse Financial contribution to Minor adverse
direct offset provision — CIL and
Section 106 as referenced
in Local Plan
Primary Education Low Medium adverse Permanent, long term, Minor adverse No mitigation required Minor adverse
direct
Secondary Low Medium adverse Permanent, long term, Minor/negligible No mitigation required Minor/negligible adverse
Education direct adverse
Health - GPs High Low adverse Permanent, long term, Moderate adverse Financial contribution to Minor adverse
direct offset provision — CIL and
Section 106 as referenced
in Local Plan
Health - Dentists High Low adverse Permanent, long term, Moderate adverse Financial contribution to Minor adverse
direct offset provision — CIL and
Section 106 as referenced
in Local Plan
Jobs Low Low beneficial Permanent, long term, Minor beneficial No mitigation required Minor beneficial
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8.2
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8.2.3

8.24

Noise and Vibration

Introduction

This Chapter of the ES was prepared by Sandy Brown Ltd and presents an assessment of the
potential for likely significant effects of the Proposed Development in terms of noise and
vibration. Mitigation measures are identified, where appropriate, to avoid, reduce or offset any
significant adverse effects identified and / or enhance likely beneficial effects. The nature and
significance of the likely residual effects are reported.

In accordance with Regulation 18(5) of the Town and Country Planning (Environmental Impact

Assessment) Regulations 2017, as amended, a statement outlining the relevant expertise and
qualifications of competent experts appointed to prepare this ES is provided in Appendix A.3.

Policy Context, Legislation, Guidance and Standards
The noise and vibration assessment has been undertaken within the context of relevant

planning policies, guidance documents and legislative instruments. A high-level summary of
key documents relating to acoustics is provided below.

Legislation Context

Control of Pollution Act 1974

Powers are given to Local Planning Authorities (LPAs) under the Control of Pollution Act 1974
(COPA) for the control of noise from construction sites. Sections 60 and 61 of COPA 1974
allow LPAs to serve notices imposing conditions on the way in which construction work is
conducted. It is a criminal offence to contravene such a notice without a reasonable excuse,
which can be avoided provided the work is carried out under a consent issued under Section
61 of the Act. Such consents may be applied for in advance of construction work being carried
out.

LPAs can produce Regulations to control noise from plant or machinery under Section 68 of
COPA 1974, but the preference is generally to use codes of practice issued under Section 71
to minimise noise. Although breach of a code of practice is not a criminal offence, these may
be taken into account in legal proceedings.

The Environmental Noise (England) Regulations 2006 (as amended 2018)

The Environmental Noise (England) Regulations 2006 implement the Assessment and
Management of Environmental Noise Directive 2002/49/EC (END). The END requires:

= The use of harmonised noise indicators and computational measures so that data can be
collected and compared in a standardised way

= Common protocols for noise mapping

= The drawing up of noise maps

= Making information available to the public
= The drawing up of local action plans

= Collection of data by the Commission to inform future Community policy.
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Noise mapping of the UK has been under way for some years, with the majority of urban
areas being covered.

Planning Policy Context
National Planning Policy Framework (2024)

The National Planning Policy Framework (NPPF) sets out the government planning
requirements, and supersedes previous guidance notes such as PPG24. No specific noise
criteria are set out in the NPPF, or in the Noise Policy Statement for England (NPSE) to which
it refers.

Paragraph 198 of the NPPF states:

‘Planning policies and decisions should also ensure that new development is appropriate for
its location taking into account the likely effects (including cumulative effects) of pollution on
health, living conditions and the natural environment, as well as the potential sensitivity of the
site or the wider area to impacts that could arise from the development. In doing so they
should:

= Mitigate and reduce to a minimum potential adverse impacts resulting from noise from
new development — and avoid noise giving rise to significant adverse impacts on health
and quality of life;

= |dentify and protect tranquil areas which have remained relatively undisturbed by noise
and are prized for their recreational and amenity value for this reason...’

In addition, the following is noted at paragraph 200:

Planning policies and decisions should ensure that new development can be integrated
effectively with existing businesses and community facilities (such as places of worship, pubs,
music venues and sports clubs). Existing businesses and facilities should not have
unreasonable restrictions placed on them as a result of development permitted after they were
established. Where the operation of an existing business or community facility could have a
significant adverse effect on new development (including changes of use) in its vicinity, the
applicant (or ‘agent of change’) should be required to provide suitable mitigation before the
development has been completed.’

Noise Policy Statement for England (2010)

The Noise Policy Statement for England (NPSE) sets out the long-term vision of Government
noise policy. The NPSE states that its aims are as follows:

“Through the effective management and control of environmental, neighbour and
neighbourhood noise within the context of Government policy on sustainable development:

= Avoid significant adverse impacts on health and quality of life;

= Mitigate and minimise adverse impacts on health and quality of life; and

= Where possible, contribute to the improvement of health and quality of life.”

The NPSE adopts established concepts from toxicology that can be applied to noise impacts.

The concept details noise levels, at which the effects of an exposure may be classified into a
specific category. The classification categories as detailed within the NPSE are as follows:
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= No Observed Effect Level (NOEL) - the level below which no effect can be detected.
Below this level no detectable effect on health and quality of life due to noise can be
established;

= | owest Observable Adverse Effect Level (LOAEL) - the level above which adverse effects
on health and quality of life can be detected; and

®  Significant Observed Adverse Effect Level (SOAEL) - the level above which significant
adverse effects on health and quality of life occur.

The SOAEL does not have a single objective noise level that is applicable to all sources of
noise in all situations and therefore, the SOAEL is likely to be different for different sources,
different receptors and at different times of the day.

The first aim of the NPSE is to avoid significant adverse effects on health and quality of life,
taking into account the guiding principles of sustainable development. The second aim
considers situations where impacts are established between the LOAEL and SOAEL. In such
circumstances, all reasonable steps should be taken to mitigate and minimise the effects.
However, this does not mean that such adverse effects cannot occur. The third aim seeks to
improve health and quality of life, where possible, through the pro-active management of
noise, whilst also taking account of the guiding principles of sustainable development.

DEFRA have led a study to identify the SOAEL and LOAEL for a limited range of noise
sources. The study was understood to have ended in 2012. However, no guidance from this
research has been issued at the time of writing (February 2022).

Reading Borough Local Plan (2019)

Reading Borough Council gives information on the planning criteria to be achieved with any
development regarding any ‘noisy plant’ which is to be installed within their policy,

‘General Policies — Built and Natural Environment’. The following information is provided within
the Council’s Local Plan:

‘EN:17 NOISE GENERATING EQUIPMENT

Where noise generating equipment is proposed, the noise source specifict? level (plant noise
level) should be at least 10 dBA below the exiting background level as measured at the
nearest noise sensitive receptor.

61 The noise specific level is the measured noise level, as opposed to the rating level, which is
the specific level with correction factors included.’

Given the above information, it is understood that to comply with Reading Borough Council’s
criteria, the proposed plant should not be at least 10 dBA below the background noise level at
1 m away from the nearest noise sensitive receptor.

Reading Borough Council Local Plan (Adopted November 2019) does not have any specific
criteria for noise ingress.

Guidance
The following guidance is relevant to the Proposed Development:

®m  British Standard BS 8233 Sound insulation and noise reduction for buildings (British
Standards Institute, 2014);

= World Health Organisation Guidelines for Community Noise (WHO, 1999);
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= ProPG Planning & Noise (Professional Practice Guidance on Planning & Noise), New
Residential Development (ANC, IOA, CIEH, 2017);

®  The Association of Noise Consultants - Acoustics Ventilation and Overheating,
Residential Design Guide (ANC, 2020);

=  British Standard BS 4142 + A1 Methods for rating and assessing industrial and
commercial sound (British Standards Institute, 2014, 2019);

= British Standard BS 6472-1:2008 Guide to Evaluation of Human Exposure to Vibration
in Buildings Part 1: Vibration Sources Other Than Blasting (British Standards Institute,
2008);

®  The Association of Noise Consultants - Guidelines ‘Measurement and assessment of
ground-borne noise and vibration (ANC, 2020);

L] British Standard BS 5228-1 Code of Practice for Noise and Vibration Control on
Construction and Open Sites — Noise (British Standards Institute, 2009);

L] British Standard BS 5228-2 Code of Practice for Noise and Vibration Control on
Construction and Open Sites — Vibration (British Standards Institute, 2009);

= Update of Noise Database for Prediction of Noise on Construction and Open Sites
(DEFRA, 2005);

= |nstitute of Acoustics (‘IOA’) and Institute of Environmental Management and
Assessment (‘IEMA’) ‘Guidelines for Environmental Noise Impact Assessment (IOA,
IEMA, 2014);

= Calculation of Road Traffic Noise (CRTN), (Department of Transport, 1988);

= Calculation of Railway Noise (CRN), (Department of Transport, 1995)

= Design Manual for Roads and Bridges (DMRB) Volume 11 Section 3 LA 111 (Highways
England, 2020);

= Extrium Noise and air Quality Strategic Noise Map (Defra, 2019)

= |nstitute of Acoustic’s (lIoA) Good Practice Guide on the Control of Noise from Pubs and
Clubs (IOA, 2001).

Consultation

In general, the Scoping Opinion received from RBC did not include any specific comments
relating to noise and vibration that need to be addressed within this chapter.

The EHO opinion included the following statement:

‘The Council’'s Environmental Health Officer raises no objections to the scope of the ES at this
stage from this perspective. Accordingly, the scope within the Stantec report in respect of
Section 8 (Noise and Vibration) (but please separately consider the Network Rail response
above) and Section 9 (Air Quality) are agreed from an Environmental Protection perspective.’

The Network Rail comments relating to noise are as follows:

The current level of railway usage may be subject to change at any time without prior
notification including increased frequency of trains, night time train running and heavy freight
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trains. There is also the potential for maintenance works to be carried out on trains, which is
undertaken at night and means leaving the trains’ motors running which can lead to increased
levels of noise.

Regarding potential future changes, it is considered impractical to design to increased levels
of noise where changes to the network have not been confirmed to date. The environmental
noise survey included monitoring of railway noise over a five day period which would be
expected to include a reasonable sample of any freight events. Using this data, and data
provided by Defra which uses the CRN method (Department of Transport, 1995), outline
sound insulation requirements were developed to control average and night-time maximum
events.

To date, there are no known significant changes to the train timetable which could be used to
evaluate increased levels. A 20% increase in rail events would be required to result in a 1 dB
change in noise levels and given the high usage of the railway lines at Reading Station
currently, this is considered unlikely.

During the RMA/detailed application of each block/building, the timetables for the trains will be
reviewed to ensure that corrections are made for changes in railway noise levels.
Communication with Network Rail would be required to establish any potential changes in
night time servicing or other events that could cause an increase in night time maximum noise
events an evaluate. Additional survey work could be completed if deemed necessary at the
time of the detailed application.

The internal noise limits established for the development are expected to be conditioned and
this would ensure that future changes in noise are accounted for in future assessments.

Methodology

Study Area

The study area is illustrated in Figure 8.1 (the ‘Noise and Vibration Study Area’). Specifically, the
scope of the assessment includes the receptors identified in Table 8.15 (See Section 8.5), the Site
and the relevant cumulative schemes which are set out within Appendix A.6.

8.4.1

8.4.2

8.4.3

8.4.4

The study area for demolition and construction noise and vibration effects includes the Site
and nearest receptors which extend approximately 200 m from the Site boundary, in
accordance with guidance contained in BS 5228-1 (British Standards Institute, 2009). Beyond
this distance, noise levels from typical construction activities are unlikely to give rise to
significant effects.

For the assessment of the suitability of the Site for its intended end-use, the study area was
the Site and noise sources which were considered to influence this area.

Baseline Data Collection

An environmental noise and vibration survey was conducted between 10t September 2021
and 15" September 2021 to establish the baseline conditions of the Site and at key receptor
locations surrounding the Site (see section Receptors and Receptor Sensitivity: Paragraph
8.4.47 of this ES chapter).

It is noted that the dominant noise sources are road traffic and railway noise. At the time of the
survey road traffic flows across the country were reported to be around 90-100% of the pre-
pandemic levels, which is not a significant enough reduction to affect the noise
measurements. On this basis the baseline condition measurements are considered to be
representative of the typical conditions at the Site.
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As part of implementing the Environmental Noise Directive, Defra published strategic maps of
noise from major road and rail sources in 2019. These have been used to supplement the
environmental survey data for rail noise levels, which will vary at upper storeys due to
screening effects from the tracks further from the Site, which run on a viaduct.

The receptor locations, as illustrated in Figure 8.3 are the closest to the Site and are worst-
case. Where significant effects are identified at the initial receptor locations, then receptors
located at further distances from the Site are included for assessment, i.e. the geographic
extent of significant effects is established.

The survey results have also been used to assess the suitability of the Site for residential use
and set limiting noise emission criteria for sources associated with the Proposed
Development, i.e. new building services, plant and systems.

There is potential for vibration and vibration induced structure borne noise as the Site is
located 24 m from the nearest railway line. Vibration measurements were conducted to
establish vibration levels resulting from the passage of trains on the overground lines adjacent
to the Site.

Survey Methodologies

The noise surveys have been undertaken in line with the guidance contained in BS 7445
(British Standards Institute, 2003) and BS 4142 (British Standards Institute, 2014, 2019).

The vibration survey has been undertaken in line with the guidance contained in BS 6472-1
(British Standards Institute, 2008) and BS 7385-2 (British Standards Institute, 1993).

Noise Logging Survey (Unattended)

A continuous noise survey was undertaken at two positions to determine the existing ambient
and background noise levels across the Site. The long-term unattended noise monitoring
location is shown in Figure 8.2 denoted by the letter ‘L’. Measurements were conducted
between 10t September and 15t September 2021.

The dominant noise source identified during the baseline survey was road traffic,
predominately from Forbury Road, and the passage of trains along the railway tracks at the
northern perimeter, leading to and from Reading Station.

A summary of the long-term environmental noise results is provided within the ‘Baseline
Conditions’ section of this ES Chapter. Full details of the methodology and results of the
environmental noise surveys are presented in Appendix H.3: Environmental Noise Survey
Report.

Noise Logging Survey (Attended)

A daytime sample noise survey was undertaken in order to assist in the calibration of the
environmental noise model and to account for noise emissions from Forbury Road. The
sample measurement locations are indicated in Figure 8.2, denoted by the numbers 1-3.

A summary of the sample noise measurements is provided within the ‘Baseline Conditions’
section of this ES Chapter. Full details of the methodology and results of the environmental
noise surveys are presented in Appendix H.3: Environmental Noise Survey Report.

Vibration Logging Survey (Attended)

Vibration measurements were taken at the Site in one location in order to determine the
vibration levels resulting from the passage of trains on the railway tracks running adjacent to
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the northern perimeter of the Site. The vibration measurement location is indicated in Figure
8.2, denoted by the letter “V”.

Traffic Data

In respect to road traffic, the future scenario with development will result in a negligible
increase of the existing levels of traffic flow on the surrounding road network (as identified in
the Transport Assessment, submitted as part of the outline application) and would result in
changes to the measured road traffic noise levels of less than 1 dB. Therefore, future
scenarios have been scoped out of this assessment.

Assessment

This section presents the methodology used to assess each type of noise and vibration
impact, in terms of the application of relevant standards and guidance, along with the types of
data and analyses carried out.

As well as the suitability of the Site for use as a residential scheme, the assessment considers
the following:

= Construction noise - airborne noise from machinery and the works themselves;

= Construction vibration - ground-borne vibration from machinery and the works themselves;
= Completed Proposed Development building services noise;

= Completed Proposed Development noise; and

= Completed Proposed Development non-residential Operational Noise Emissions.

The noise levels presented in this ES chapter are the maximum predicted at each building
(receptor) identified from the modelling of the Proposed Development. The predicted noise
levels presented are those calculated at a distance of 1 m from the receptor building facade
and also accounts for reflections from the building facade.

Demolition and Construction
Works Noise

The demolition and construction programme is anticipated to be undertaken over the course of
approximately 7.5 years. The noise and vibration assessment has been undertaken in line
with the details of the proposed programme and demolition and construction works as set out
in Chapter 4: Demolition and Construction.

Noise egress has been calculated based on the methodology outlined in BS 5228-1 (British
Standards Institute, 2009). Where specific sound power levels have not been provided,
reference has been made to the operational noise levels for various items of plant that are
included within this standard. The operational plant noise levels have been used to determine
a representative equivalent continuous sound level (Laeq) associated with each stage of the
construction programme. The construction plant noise assumptions are set out in Appendix
H.4: Construction Plant Assumptions.

A 3D noise model has been created to determine the predicted noise level associated with the
demolition and construction works at the surrounding noise sensitive receptors. This has been
done using CadnaA v2023 which is an industry standard environmental noise modelling
software package.

68



Environmental Statement — Volume 1: Main Report @ Stantec
Kings Meadow View

8.4.24

8.4.25

8.4.26

8.4.27

8.4.28

8.4.29

8.4.30

8.4.31

8.4.32

Noise levels associated with the demolition and construction of the Proposed Development
have been predicted at each of the noise sensitive receptors and these levels have been
compared with the guidelines highlighted in BS 5228-1 (British Standards Institute, 2009), to
determine the magnitude of impact. This has been referenced against the sensitivity of each
receptor to determine the scale of effect.

Vibration
The assessment of demolition and construction vibration effects has considered absolute
levels experienced within adjacent buildings in general accordance with BS 5228-2 (British

Standards Institute, 2009).

Vibration levels have been predicted at each of the nearby sensitive receptors using historical
data and the methodology provided in BS 5228-2 (British Standards Institute, 2009).

Predictions of vibration levels at the receptors have been made in terms of the Peak Particle
Velocity (‘PPV’) experienced within the working day and during the piling operations at the Site
(i.e. the most vibratory activity).

Completed Development

Building Services (Plant) Noise and Commercial Noise

Reading Borough Council gives information on the planning criteria to be achieved with any
development regarding any ‘noisy plant’ which is to be installed within their policy,

‘General Policies — Built and Natural Environment’. The following information is provided within
the Council’s Local Plan (Reading Council, 2019):

‘EN:17 NOISE GENERATING EQUIPMENT

Where noise generating equipment is proposed, the noise source specifict? level (plant noise
level) should be at least 10 dBA below the existing background level as measured at the

nearest noise sensitive receptor.

61 The noise specific level is the measured noise level, as opposed to the rating level, which is
the specific level with correction factors included.’

Given the above information, it is understood that to comply with Reading Borough Council’s
criteria, the proposed plant should be at least 10 dBA below the background noise level at 1 m
away from the nearest noise sensitive receptor.

Operational Noise Generated by Non-Residential Spaces

The western podium building at the ground floor West Block 2 and West Block 3, as well as
the ground floor of Central Block 3, Central Block 4 and East Block 4 is proposed for Class E
use.

The assessment of amplified noise breakout from the use of internal spaces associated with
the Proposed Development makes reference to Institute of Acoustic’s (I0A) Good Practice
Guide on the Control of Noise from Pubs and Clubs (IOA, 2001), and separate articles
published within IoA Acoustics Bulletin Nov/Dec 2003.

Site Suitability (Residential Dwellings)

The assessment of the suitability of the Site for residential consists of the following:

= Noise measurements completed on-site;
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= Operational Noise Generated by Non-Residential Spaces; and
= Computer modelling of the Proposed Development.

= Computer modelling (CadnaA v2023) has been completed to evaluate the sound pressure
levels incident on each of the proposed facades.

Limitations and assumptions

The noise levels presented in this ES Chapter are the maximum predicted at each building
(receptor) identified from the modelling of the Proposed Development. The predicted noise
levels presented are those calculated at a distance of 1 m from the receptor building facade
and also accounts for reflections from the building facade.

Baseline Noise Measurements

The surveys may have been affected by the government imposed restrictions to control the
spread of Covid-19. Nevertheless, in line with the Joint Guidance on the Impact of COVID-19
on the Practicality and Reliability of Baseline Sound Level Surveying and the Provision of
Sound & Noise Impact Assessments issued by the Institute of Acoustics (‘IOA’) and
Association of Noise Consultants (‘ANC’), noise and vibration surveys were completed. It is
noted that unusually lower noise levels would represent a worst-case assessment, as most of
the noise emission assessments are based on changes to the existing baseline conditions.

The environmental noise sources were road and rail traffic, which during the survey were
largely unaffected by the restrictions, i.e. traffic flows reported to be approximately 90% (less
than 1 dB and a negligible difference) of pre-Covid restrictions. The rail noise data has been
supplemented using the Extrium database (Defra, 2019) which uses the CRN method based
on data from 2012. On this basis, no corrections have been applied to the data.

Demolition and Construction Works

It is assumed that trade contractors will comply with all legislation relevant to the control of
noise and vibration from construction works including:

= Control of Pollution Act (UK Public General Acts, 1974) with particular reference to part Ill;
= Environmental Protection Act (UK Public General Acts, 1990);

= The Control of Noise at Work Regulations (Health and Safety Executive, 2005); and

= The Health and Safety at Work Act (UK Public General Acts, 1974).

The eventually selected equipment used during the demolition and construction stage and the
precise demolition and construction methodology would be dependent on the main contractor
selected for the work. Conservative assumptions have therefore been made with regards to
operations and activities, and the associated plant and equipment to be used. As such, the
predicted demolition and construction noise and vibration levels represent an upper estimate
of noise and vibration emissions from the Site during the works.

The emphasis of the demolition and construction assessment focuses on the noisiest phases
of work, which are likely to arise from the use of plant, (eg piling rigs during the piling works).
Consequently, this presents the worst case and highest levels of noise and vibration.

For the purposes of this assessment, predictions have been generally made for the following:

= Demolition and construction plant being located at ground level.
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8.4.41

8.4.42

8.4.43

8.4.44

8.4.45

8.4.46

= Piling rigs will be positioned at the perimeters closest to the nearest high noise sensitive
receptor; and

= The types of plant and operating on/off times are as set out in Appendix H.4 Construction
Plant Assumptions.

Completed Development

Operational Traffic

For traffic data, the maximum traffic data (development fully occupied) has been assessed, as
this scenario generates the highest vehicle movements, and is therefore the ‘worst case’
scenario in terms of noise.

Non-Residential Spaces — Amplified Music

The outline application proposes a Class E(a)-(c) use for the non-residential elements of the
Proposed Development. This means there will be some flexibility of use dependent on the
tenant. To assess noise generated by this aspect of the Proposed Development, assumptions
have been made by adopting the ‘worst-case’ approach of all units operating with a
reasonably internal noise level of up to Laeq 90 dB. This would be indicative of amplified music
within the premises.

The facades of the Class E units are assumed to provide a minimum sound insulation of
R',+Cy 35 dB. This is a reasonably high level of facade sound insulation, but not impractical.

All spaces can be operational at the same time and during the daytime (07:00 and 23:00). The
purpose of the assessments contained herein is to demonstrate that high internal noise levels
can be generated within the Proposed Development, without resulting in significant effects.

Site Suitability

The Site Suitability assessment will be limited to the High sensitivity uses (i.e. residential) only,
on the basis that acceptable conditions will be achieved for less sensitive spaces if high
sensitivity uses can be accommodated.

Methodology for Defining Effects

The scale and significance of an effect are derived from the magnitude of the impact and the
sensitivity of the affected receptor.

Receptors and Receptor Sensitivity
Table 8.1 summarises the sensitivity of various receptors, including use types relevant to the
Proposed Development, and other uses for context, which is based on a professional

experience and industry standards.

Table 8.1: Receptor Sensitivity

Sensitivity Description
High Residential properties
Medium Schools, nursery, colleges, places of worship.
Low Retail, industrial and commercial buildings.
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8.4.48

8.4.49

8.4.50

8.4.51

8.4.52

8.4.53

that controlling noise egress at the closest properties will result in acceptable noise levels at
all other noise sensitive premises.

In any instances where the noise impact cannot be mitigated to an acceptable level at the
nearest noise sensitive receptors, consideration will be given to the impact on receptors at
greater separation distances.

Magnitude of Impact

Demolition and Construction - Works Noise

BS 5228 provides practical information on construction noise and vibration reduction
measures and promotes a ‘Best Practicable Means’ approach to control noise and vibration.
The calculation method provided in BS 5228 (British Standards Institute, 2009) is based on
the number and types of equipment operating, their associated Sound Power Level (SWL),
and the distance to receptors, together with the effects of any screening.

Magnitude of impact for construction plant noise are based on the ‘ABC’ methodology set out
in BS 5228-1 (British Standards Institute, 2009), which aligns thresholds of significant
construction noise with respect to the existing ambient noise levels. These thresholds are
presented in Table 8.2. These levels are external noise levels measured at the facade of the
building.

Table 8.2: Construction Works Noise Magnitude of Impact

Magnitude of Impact Daytime Construction Noise Level
Very low Lower than ambient Laeq 10n OF greater than the
ambient Laeq but less than Laeg10nr 65 dB.
Low Greater than ambient Laeq 10n- and between
Laeq 10 66-70 dB.
Medium Greater than ambient Lagq 10 and between
Laeq,10nr 71-75 dB.
High Greater than ambient Laeq 10n- and greater than

I—/—\eq,thr 75 dB.

Demolition and construction activity will generally only take place during weekday daytime
hours and Saturday mornings.

It is noted that while the ‘ABC’ method in BS 5228-1 (British Standards Institute, 2009)
presents categories in terms of a 12-hour day that the assessments of construction noise
herein are completed on a 10-hour day which is typical of most construction sites within most
urban Local Authority restrictions.

Construction Traffic Noise

Significance criteria for assessing the traffic effects, operational and construction, are
presented in Table 8.3. The criteria are based on the ‘Guidelines for Noise Impact
Assessment’ (I0A, IEMA, 2014).
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Table 8.3: Magnitude of Impact - Road Traffic Noise

Magnitude of Impact Increase in Noise Description
Level (dBA)
Very low <1.0 Noise increase is unlikely to be
discernible
Low 1.0-2.9 A slight increase in noise levels may
be perceived in affected buildings and
outdoor recreational areas.
Medium 3.0-4.9 Increase in noise levels is likely to be
noticeable in affected buildings and
outdoor recreational areas.
High >5.0 Increase in noise levels is likely to be
clearly perceptible and could have a
significant effect on the continued use
of a building.

Construction Vibration

8.4.54

BS 5228-2 (British Standards Institute, 2009) provides guidance on the perception of vibration

within occupied buildings. This provides a simple method of assessing annoyance associated

with vibration.

8.4.55

Table 8.4 details Peak Particle Velocity (‘PPV’) levels and their potential effect on humans and

provides a semantic scale for description of construction vibration impacts on human

receptors.

Table 8.4: Peak Particle Velocity (PPV) Levels — Impact on Humans (Annoyance)

Magnitude of Impact

Peak Particle Vibration
Level

Description

Very low

<0.14 mm/s

Vibration might be just perceptible in the

most sensitive situations for most
vibration frequencies associated with

construction. At lower frequencies,
people are less sensitive to vibration.

Low

0.14 -1.0 mm/s

Vibration might be just perceptible in
residential environments.

Medium

1.0-10.0 mm/s

It is likely that vibration of this level in
residential environments will cause
complaint but can be tolerated if prior
warning and explanation has been
given to residents.

High

>10.0 mm/s

Vibration is likely to be intolerable for
any more than a very brief exposure to
this level.

8.4.56 Levels of vibration required for cosmetic damage are far higher than those that would result in
an unacceptable impact in terms of annoyance and as such are not presented or assessed in

this assessment.
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8.4.59

8.4.60

Completed Development - Building Services Plant Noise

Noise levels from building services plant associated with the Proposed Development will need
to be controlled to ensure that they will not have an effect on nearby noise sensitive receptors
relative to the background sound level. Criteria for the assessment are set in accordance with
BS 4142 (British Standards Institute, 2014, 2019) and ‘Guidelines for Noise Impact
Assessment’ (I0A, IEMA, 2014), as identified in Table 8.5.

Table 8.5: Magnitude of Impact — Building Services Plant Noise

Magnitude of Impact Increase in Noise Description
Level (dBA)
Very low <1.0 Noise increase is unlikely to be
discernible.
Low 1.0-2.9 A slight increase in noise levels may be

perceived in affected buildings and
outdoor recreational areas.

Medium 3.0-4.9 Increase in noise levels is likely to be
noticeable in affected buildings and
outdoor recreational areas.

High >5.0 Increase in noise levels is likely to be
clearly perceptible and could have a
significant effect on the continued use

of a building.

Road Traffic Noise

The road traffic impact (on nearby noise sensitive receptors) can be categorised as noise
associated with changes in road traffic movements on the roads around the Site, as a result of
the Proposed Development.

Assessment of road traffic noise has been scoped out of this assessment, as traffic flow
changes between the existing and proposed developments will result in a negligible change
from the existing noise levels.

Noise Associated with Class E use

The magnitude of impact for the assessment of amplified music noise emissions associated
with the use of the Class E units are presented in Table 8.6. These are based on the IOA
guidance on noise from pubs and clubs (IOA, 2001), and separate articles published within
oA Acoustics Bulletin Nov/Dec 2003.

Table 8.6: Magnitude of Impact Rating for Assessing the Effects of Amplified Music

Magnitude of Impact Increase in Noise Description
Level (dBA)
Very low LAeq does not exceed the Noise barely audible

background LA90 level.
Leq does not exceed the
background L90 level in
any 1/3 octave band
between 40 Hz and 160 Hz

Low LAeq does not exceed the | Low frequency noise audible, but noise
background LA90 level sources are not identifiable
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8.4.62

8.4.63

8.4.64

8.4.65

8.4.66

Magnitude of Impact Increase in Noise Description
Level (dBA)
Medium LAeq does not exceed the Noise generally audible

background LA90 level by
more than 5 dB

High LAeq does not exceed the Noise clearly audible
background LA90 level by

more than 10 dB

Defining the Effect

Table 8.7 relates the scale of effects in relation to the sensitivity of the receptor and the
magnitude of the impact, based on the ‘Guidelines for Noise Impact Assessment’ (I0OA, IEMA,
2014).

Table 8.7: Scale of Effects

Sensitivity of Receptors Magnitude of Impact
High Medium Low Negligible
High Major Moderate Minor Negligible
Medium Moderate Minor Negligible Negligible
Low Minor Negligible Negligible Negligible
Nature

All noise and vibration effects are considered either adverse or neutral. Whilst beneficial noise
effects can occur, this assumes an improvement from the baseline environment and in
practice is unlikely when a new development is being introduced to the local environment.

An ‘adverse effect’ is considered anything that can cause a change in behaviour, attitude or
changes the character of a place in a negative manner.

Geographic Extent of Effect

The geographic extent of the effects has been categorised. At a spatial level, ‘site’ or ‘local’
effects are those affecting the Site and neighbouring receptors, while effects beyond the
vicinity of the Site and its neighbours are at a ‘district’ level. Effects affecting London are at a
‘regional’ level, whilst those which affect different parts of the country, are considered being at
a ‘national’ level.

Effect Duration and Direct and Indirect Effects

For the purposes of the assessment effects that are generated as a result of the demolition
and construction works (i.e. those that last for this set period of time) are classed as
‘temporary’. Effects that result from the completed and operational Proposed Development are
classed as ‘permanent’ effects.

Noise and vibration effects are generally considered to be direct effects (i.e. resulting without
any intervening factors).
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8.4.68

8.4.69

8.4.70

Categorising Likely Significant Effects

Table 8.8 categorises the likely scale of effect in context of what would be experienced by the
identified sensitive receptors. This is based on the IOA / IEMA guidance and the Planning
Practice Guidelines for Noise (‘PPG’).

Table 8.8 also relates the scale of effect with where adverse effects on health and quality of
life can be detected. This follows guidance in the Noise Policy Statement for England
(‘NPSE"), which introduces the terms Lowest Observed Adverse Effect Level (‘LOAEL’) and
Significant Observed Adverse Effect Level (‘(SOAEL’). The LOAEL is the level which adverse
effects on health and quality of life can be detected, with the SOAEL the level above which
significant adverse effects on health and quality of life occur. Significant effects are those that
are either Moderate Adverse or Major Adverse, as indicated in Table 8.8.

Table 8.8: Classification of Noise Effects Relative to LOAEL and SOAEL

Scale of Description of Effect Exceeds | Exceeds | Acceptance
Effect SOAEL? | LOAEL?
(Adverse)
Major Disruptive, causes a material change in Yes Yes No
behaviour and/or attitude. Potential for sleep
disturbance. Quality of life diminished due to
change in character of the area.
Moderate Intrusive, noise can be heard and causes Yes Yes Yes, for
small changes in behaviour and/or attitude. temporary
Potential for non-awakening sleep sources, such
disturbance. Affects the character of an area as
such that there is a perceived change in the construction
quality of life. No, for
operational
phase
Minor Non-intrusive, can be heard but does not No Yes Yes
cause any change in behaviour or attitude.
Can slightly affect the character of an area
but not such that there is a perceived change
in the quality of life.
Negligible No discernible effect on the receptor. No No Yes

Site Suitability

Results from the noise and vibration baseline surveys have been used to assess the suitability
of the Site for residential accommodation.

Suitability of internal noise levels are determined based on the recommendations made in BS
8233 (British Standards Insititute, 2014), as listed in Table 8.9, and having access to external
amenity spaces where noise levels do not exceed Laeq16n 55 dB during the daytime.

Table 8.9: Indoor Ambient Noise Level Criteria (BS 8233)

Daytime (07:00-23:00) Night time (23:00-07:00)

Living room Laeq,16n 35 dB N/A

Bedroom Laeq,16n 35 dB Laeq,sn 30 dB and Lagmax 45 dB
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8.4.71 Suitability of tactile vibration levels from train events are determined based on the
recommendations in BS 6472-1 (British Standards Institute, 2008) in relation to human
response to vibration, as shown in Table 8.10. It is important to note that people exhibit wide
variations of vibration tolerance. Specific values are dependent upon social and cultural
factors, psychological attitudes and expected degree of intrusion.

8.4.72

8.4.73

8.4.74

8.4.75

Table 8.10: BS 6472-1: 2008 tactile vibration assessment criteria — Vibration Dose Value (VDV)

VDV (m/s1.75) above which might result in various probabilities of adverse comment

within residential buildings.

Low probability of adverse | Adverse comment Adverse comment
Place g
comment possible probable
Residential buildings 02-04 04-08 08-16
16 hr day
Residential building 01-02 0.2-0.4 0.4-0.8
8 hr night

There is currently no international or British Standard which provides guidance on assessing
the impact of ground-borne noise from railways on the occupants of a building. The
Association of Noise Consultant’s guidelines on ‘Measurement and assessment of ground-
borne noise and vibration’ (ANC, 2020) is generally used as the basis of assessments such as
this. This document also provides discussion on the relevant research that has been carried
out, and a summary of typically adopted criteria. The most relevant items cited in the
document are set out below:

= The American Public Transit Association (APTA) guidelines recommend criteria of
between 30 and 40 dB(A) depending on the density and type of residential properties.
They do not define where within a building these apply, or the time response that should
be used.

= The Federal Transit Administration (FTA) of the US Department of Transportation,
recommends limits for maximum pass-by levels of 35 dB(A) for frequent events (more
than 70 events per day) and 43 dB(A) for infrequent events.

= London Underground Limited has studied the relationship between ground-borne noise
levels and complaint thresholds. This was used to define a complaint threshold of Lamax 40
dB.

= The ANC guidelines also note that Local Authority guidelines for ground-borne noise were
published in London and the Southeast, and state a limit of Larmax 35 dB.

In all the above examples, the time constant is not defined, with the exception of the Local
Authority guidelines in London and the Southeast, which is defined as having a fast time
weighting.

It should be noted that most of this research relates to residential accommodation and is
aimed at providing good sleeping/resting conditions.

The ANC guidance also provides input on the typical difference between Larmax and Lasmax

stating that the Larmax Will be approximately 1 to 2 dB greater than the Lasmax fOr rail systems
using continuous welded rail and 3 to 4 dB greater for jointed rail.
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8.5.1

8.5.2

8.5.3

8.5.4

Baseline Conditions

The noise climate around the Site is mainly dominated by road traffic and rail traffic.

Tabel 8.2 illustrates the measurement positions adopted. The position labelled ‘L’ was a long-
term unattended position, with those labelled ‘1’, ‘2" and ‘3’ being daytime attended survey
positions. Position V' was the location of the daytime attended train vibration survey.
Unattended monitoring

Daytime and night time representative background and ambient noise levels are presented in
Table 8.11 and Table 8.12 respectively. Analysis on the representative background noise

levels is given in Appendix H.3.

Table 8.11: Representative Background Sound Level

Location Measurement Representative Background Sound Level - Lagg 15min
dates dB

Daytime (07:00-23:00) Night time (23:00-07:00)
L 10/09/21 to 14/09/21 48 38

Table 8.12: Average Ambient Sound Level

Location | Measurement dates Average Ambient Noise Level - L., dB
Daytime (07:00-23:00) Night time (23:00-07:00)
L 10/09/21 to 14/09/21 54 51

Attended monitoring

Daytime attended measurements were completed to supplement the long-term unattended
noise survey. The noise levels measured during the survey are presented in Table 8.13.

Table 8.13: Noise Levels and Key Noise Sources from Attended Measurements

Position | Start time | Sound pressure level (dB) Noise sources
and date ] ,
Laeq,15min | LaFmax | LAgo,15min
1 12.30 71 93 60 Busy road.
Max was caused by truck carrying
scaffolding
1 13.47 70 84 59 Busy road.
Dominated by trucks
1 14.45 70 83 62 Busy road.
Dominated by trucks
2 13.01 68 85 63 Road Noise. Max happens when

trucks pass by.
Cars accelerate from the
roundabout.
2 14.07 68 86 63 Road Noise. Max happens when
trucks pass by.
Cars accelerate from the
roundabout.

2 15.07 67 78 63 Road Noise. No trucks.
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Position | Start time | Sound pressure level (dB) Noise sources
and date ] ,
Laeg,15min | LaFmax | LAgo,15min
Cars accelerate from the
roundabout.

3 13.26 67 79 59 Busy road with cars and trucks.
Distant construction.

3 14.26 66 77 57 Busy road with cars and trucks.
Distant construction.

3 15.27 67 79 57 Busy road with cars and trucks.
Distant construction.

Vibration

8.5.5 VDVs measured at location V are presented in Table 8.14. The maximum VDVs measured for
each of the directions are highlighted in red.

Table 8.14: Vibration Dose Values (VDVs) measured at location V

Event Start time Duration VDV (m/s17)
number (hh:mm) (mm:ss) X v 7
1 12:03 01:09 0.002 0.001 0.003
2 12:05 00:34 0.002 0.002 0.005
3 12:11 00:31 0.001 0.001 0.003
4 12:20 01:00 0.001 0.001 0.003
5 12:30 00:39 0.001 0.001 0.003
6 12:33 01:17 0.002 0.001 0.004
7 12:38 00:24 0.002 0.002 0.004
8 12:51 00:27 0.002 0.001 0.003
9 13:00 00:53 0.003 0.001 0.001
10 13:03 00:14 0.003 0.003 0.003
11 13:11 01:48 0.004 0.003 0.005
12 13:15 00:23 0.003 0.002 0.003
13 13:20 00:14 0.003 0.002 0.003
14 13:27 00:43 0.003 0.002 0.003
15 13:32 00:42 0.003 0.004 0.006
16 13:38 01:02 0.005 0.001 0.004
17 13:42 00:26 0.002 0.001 0.003
18 13:59 00:17 0.001 0.002 0.003
19 14:03 01:42 0.003 0.001 0.005
20 14:21 00:31 0.002 0.001 0.003
21 14:28 00:19 0.001 0.001 0.002
22 14:38 00:28 0.001 0.001 0.003
23 14:52 00:54 0.002 0.002 0.003

(11 Measurements of RMS acceleration are presented in Appendix H.3.
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8.5.7

8.5.8

8.5.9

8.5.10

The Site and Surrounding Area

The Site location in relation to its surroundings is shown in Figure 8.3. Currently the Site
primarily comprises commercial units with associated carpark. On the southern boundary of
the Site there is a fast-food restaurant.

The nearest major road is Forbury Road (A329), which leads to Kenavon Drive to the east of
the roundabout. National rail lines serving Reading Station run across the northern perimeter
of the Site and include the Elizabeth Line (Crossrail), Great Western and North Downs lines.
The route is also used for freight.

The existing receptors assumed for the assessment are listed (with their sensitivity) in Table
8.15. These are also shown in Figure 8.3. The same receptors have been used for assessing
the effects during the construction and operational phases.

Table 8.15: Existing receptors

Receptor Type Sensitivity

Thames Quarter Residential High
Luscinia View Residential High
Kenavon Drive Residential High
Abbot’'s Walk Residential High
HM Prison Commercial Low
Forbury Road offices Office Low

St James Church Place of Worship Medium

Forbury Gardens Nursery Nursery Medium
Abbot’s House offices Office Low
McDonalds & Retail units Retall Low
Napier Road offices Office Low

Future Receptors

The Proposed Development will introduce residential and commercial uses. The residential
units are considered as high sensitivity introduced receptors in terms of Site Suitability, as
detailed in Table 8.16 and shown in Figure 8.4. The commercial uses are low sensitivity.

The construction programme assumes that Phase 1 (West Blocks 1-4) will be finished and
occupied before construction activities associated with Phase 2 (Central Blocks 1-4) are
undertaken. Phase 1 and Phase 2 are assumed to be finished and occupied before
construction activities are undertaken for Phase 3 (East Blocks 1-4). Consequentially for the
purposes for a worst case scenario, Phase 1 and Phase 2 need to be considered as
introduced, or baseline, receptors.

Table 8.16: Introduced Receptors

Receptor Type(s) Sensitivity
Phase 1 (West blocks 1-4) Residential, Class E High (residential) and Low (Class E)
Phase 2 (Central blocks 1-4) Residential, Class E High (residential) and Low (Class E)
Phase 3 (East blocks 1-4) Residential High (residential) and Low (Class E)
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8.6.1

8.6.2

8.6.3

8.7

8.7.1

Baseline Evolution
In the absence of the Proposed Development, assuming the land uses within the Site are

retained, the future noise baseline is expected to remain broadly the same as the existing, due
to the negligible change in traffic flows around the Site.

Mitigation

Construction and demolition

Primary mitigation measures

Effects during construction and demolition will be temporary. It is assumed that trade
contractors will comply with all legislation relevant to the control of noise and vibration from
construction works. Precise demolition and construction methodology would be dependent on
the main contractor. This would be confirmed by submission of a CEMP, to be agreed in

writing with the Local Planning Authority.

The predictions of potential demolition, enabling and construction noise and vibration effects
have assumed the following best practice construction measures:

= The adoption of a minimum 2.5 m high perimeter hoarding around the Site;

= Construction plant that is compliant with the sound and vibration levels published within
BS 5228 (British Standards Institute, 2009);

= Stationary construction plant, such as concrete crushers, will be positioned behind
screens and positioned away from sensitive receptors;

= The use of hand-held tools, when used for a prolonged period, will be adequately
screened

= The various activities are operational for set periods of the day that are reasonably typical

for construction sites and in line with best practice in order to calculate the daily average
noise level (eg breaking for 50% of the 10-hour working day).

Operational
Primary mitigation measures
Mitigation in the form of appropriate facade sound insulation to the Class E units (assumed to

be of Gym use). For the purposes of this assessment, a sound insulation performance of
R,+C; 30 dB has been assumed.

Assessment of Significant Likely Effects
Demolition and Construction Effects

Construction noise — on-site activities

The construction phases modelled, and the relevant receptors are summarised below (refer to
Chapter 4: Demolition and Construction for anticipated construction programme detail):

= Enabling Works & Demolition: January 2023 — March 2025;

= Phase 1 substructure and superstructure: Q1 2027 — Q4 2029;
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= Phase 2 substructure and superstructure: Q4 2029 — Q1 2032;
= Phase 3 substructure and superstructure: Q1 2032 — Q4 2034.

8.7.2 The highest unmitigated construction noise levels and magnitude of impact for each stage of

demolition and construction at each noise sensitive receptor are highlighted in Table 8.17

(Demolition), Table 8.18 (Phase 1), Table 8.19 (Phase 2) and Table 8.20 (Phase 3). These

levels are based upon localised grouping of construction activities around the Site, and

therefore these levels can be considered to be the reasonable worst-case scenario. Images

from the modelling are provided in Figure 8.5 to Figure 8.11.

Table 8.17: Predicted Demolition Noise Levels (Lagg 10n 0B)

Receptor Sensitivity Demolition (L aeq 100 dB)
Thames Quarter High 58 (Very Low)
Luscinia View High 61 (Very Low)
Kenavon Drive High 78 (High)
Abbot’s Walk High 69 (Low)
HM Prison Low 64 (Very Low)
Forbury Road offices Low 77 (High)
St. James Church Medium 75 (Medium)
Forbury Gardens Nursery Medium 72 (Medium)
Abbot’'s House offices Low 64 (Very Low)
McDonalds & Retail units Low 67 (Low)
Napier Road offices Low 53 (Very Low)

Table 8.18: Predicted Construction Noise Levels — Phase 1 (Laeg 100 dB)

Receptor Sensitivity Substructure Superstructure
(LAeq,th dB) (LAeq,loh dB)
Thames Quarter High 56 (Very Low) 52 (Very Low)
Luscinia View High 58 (Very Low) 51 (Very Low)
Kenavon Drive High 64 (Very Low) 61 (Very Low)
Abbot’s Walk High 49 (Very Low) 49 (Very Low)
HM Prison Low 61 (Very Low) 62 (Very Low)
Forbury Road offices Low 72 (Medium) 67 (Very Low)
St. James Church Medium 72 (Medium) 66 (Very Low)
Forbury Gardens Medium 63 (Very Low) 63 (Very Low)

Nursery
Abbot’s House offices Low 54 (Very Low) 53 (Very Low)
McDonaId_s & Retall Low 51 (Very Low) 54 (Very Low)
units

Napier Road offices Low 62 (Very Low) 55 (Very Low)

Table 8.19: Predicted Construction Noise Levels — Phase 2 (Laeg10n dB)

Receptor Sensitivity Substructure Superstructure
(LAeq,loh dB) (LAeq,loh dB)

Thames Quarter High 44 (Very Low) 46 (Very Low)

Luscinia View High 59 (Very Low) 57 (Very Low)
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8.7.3

8.7.4

Receptor Sensitivity Substructure Superstructure
(LAeq,loh dB) (LAeq,loh dB)
Kenavon Drive High 70 (Low) 66 (Low)
Abbot's Walk High 53 (Very Low) 50 (Very Low)
HM Prison Low 61 (Very Low) 64 (Very Low)
Forbury Road offices Low 47 (Very Low) 46 (Very Low)
St. James Church Medium 65 (Very Low) 59 (Very Low)
Forbury Gardens Medium 64 (Very Low) 55 (Very Low)
Nursery
Abbot's House offices Low 59 (Very Low) 53 (Very Low)
McDonalds & Retail Low 56 (Very Low) 50 (Very Low)
units
Napier Road offices Low 63 (Very Low) 58 (Very Low)
Phase 1 High 75 (Medium) 71 (Medum)
Table 8.20: Predicted Construction Noise Levels — Phase 3 (Laeg10n dB)
Receptor Sensitivity Substructure Superstructure
(LAeq,loh d B) (LAeq,loh d B)
Thames Quarter High 39 (Very Low) 38 (Very Low)
Luscinia View High 62 (Very Low) 59 (Very Low)
Kenavon Drive High 76 (High) 72 (Medium)
Abbot’s Walk High 51 (Very Low) 48 (Very Low)
HM Prison Low 64 (Very Low) 58 (Very Low)
Forbury Road offices Low 51 (Very Low) 45 (Very Low)
St. James Church Medium 58 (Very Low) 47 (Very Low)
Forbury Gardens Nursery Medium 53 (Very Low) 48 (Very Low)
Abbot’s House offices Low 57 (Very Low) 46 (Very Low)
McDonalds & Retail units Low 64 (Very Low) 58 (Very Low)
Napier Road offices Low 62 (Very Low) 57 (Very Low)
Phase 1 High 64 (Very Low) 57 (Very Low)
Phase 2 High 74 (Medium) 70 (Low)

The impact of demolition and construction noise activity has been determined based on the
magnitude of impact classifications provided in Table 8.2, Sensitivity of the Receptors
provided in Table 8.15 and detailed further in Table 8.16.

Based on the magnitude of impacts and sensitivity of receptors, the scale of effect on each
receptor has been identified within Table 8.21 (Demolition), Table 8.22 (Phase 1), Table 8.23
(Phase 2) and Table 8.24 (Phase 3).

Table 8.21: Predicted Demolition Noise Likely Effects (Laeg,10n dB)

Receptor Sensitivity Demolition
Thames Quarter High Negligible (Not Significant)
Luscinia View High Negligible (Not Significant)
Kenavon Drive High Major Adverse (Significant)
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Receptor Sensitivity Demolition

Abbot’'s Walk High Minor Adverse (Not Significant)
HM Prison Low Negligible (Not Significant)
Forbury Road offices Low Minor Adverse (Not Significant)
St. James Church Medium Minor Adverse (Not Significant)
Forbury Gardens Medium Minor Adverse (Not Significant)
Nursery

Abbot's House offices Low Negligible (Not Significant)
McDonalds & Retail Low Negligible (Not Significant)
units

Napier Road offices Low Negligible (Not Significant)

Table 8.22: Predicted Construction Noise Likely Effects — Phase 1 (Laeg 10n dB)

Receptor Sensitivity Substructure Superstructure

Thames Quarter High Negligible (Not Negligible (Not
Significant) Significant)

Luscinia View High Negligible (Not Negligible (Not
Significant) Significant)

Kenavon Drive High Negligible (Not Negligible (Not
Significant) Significant)

Abbot’s Walk High Negligible (Not Negligible (Not
Significant) Significant)

HM Prison High Negligible (Not Negligible (Not
Significant) Significant)

Forbury Road offices Low Negligible (Not Negligible (Not
Significant) Significant)

St. James Church Medium Minor Adverse (Not Negligible (Not
Significant) Significant)

Forbury Gardens Nursery Medium Negligible (Not Negligible (Not
Significant) Significant)

Abbot’s House offices Low Negligible (Not Negligible (Not
Significant) Significant)

McDonalds & Retail units Low Negligible (Not Negligible (Not
Significant) Significant)

Napier Road offices Low Negligible (Not Negligible (Not
Significant) Significant)

Table 8.23: Predicted Construction Noise Likely Effects — Phase 2 (Laeg 10n dB)
Receptor Sensitivity Substructure Superstructure

Thames Quarter High Negligible (Not Negligible (Not
Significant) Significant)

Luscinia View High Negligible (Not Negligible (Not
Significant) Significant)

Kenavon Drive High Minor Adverse (Not Negligible (Not
Significant) Significant)
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Receptor Sensitivity Substructure Superstructure
Abbot's Walk High Negligible (Not Negligible (Not
Significant) Significant)
HM Prison High Minor Adverse (Not Negligible (Not
Significant) Significant)
Forbury Road offices Low Negligible (Not Negligible (Not
Significant) Significant)
St. James Church Medium Negligible (Not Negligible (Not
Significant) Significant)
Forbury Gardens Medium Negligible (Not Negligible (Not
Nursery Significant) Significant)
Abbot’s House offices Low Negligible (Not Negligible (Not
Significant) Significant)
McDonalds & Retail Low Negligible (Not Negligible (Not
units Significant) Significant)
Napier Road offices Low Negligible (Not Negligible (Not
Significant) Significant)
Phase 1 High Moderate Adverse Moderate Adverse
(Significant) (Significant)

Table 8.24: Predicted Construction Noise Likely Effects — Phase 3 (Laeg 10n dB)

Receptor Sensitivity Substructure Superstructure
Thames Quarter High Negligible (Not Negligible (Not
Significant) Significant)
Luscinia View High Negligible (Not Negligible (Not
Significant) Significant)
Kenavon Drive High Major Adverse Moderate Adverse
(Significant) (Significant)
Abbot’s Walk High Negligible (Not Negligible (Not
Significant) Significant)
HM Prison High Negligible (Not Negligible (Not
Significant) Significant)
Forbury Road offices Low Negligible (Not Negligible (Not
Significant) Significant)
St. James Church Medium Negligible (Not Negligible (Not
Significant) Significant)
Forbury Gardens Nursery Medium Negligible (Not Negligible (Not
Significant) Significant)
Abbot’s House offices Low Negligible (Not Negligible (Not
Significant) Significant)
McDonalds & Retail units Low Negligible (Not Negligible (Not
Significant) Significant)
Napier Road offices Low Negligible (Not Negligible (Not
Significant) Significant)
Phase 1 High Negligible (Not Negligible Adverse (Not
Significant) Significant)
Phase 2 High Moderate Adverse Minor Adverse (Not
(Significant) Significant)
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8.7.5

8.7.6

8.7.7

8.7.8

8.7.9

8.7.10

8.7.11

8.7.12

8.7.13

The results presented above show that the likely temporary effects during the demolition and
construction works will be Major Adverse (significant) at the Kenavon Drive residences
during the Demolition and Phase 3 substructure works only.

Likely temporary effects during the period of demolition and construction works will be
Moderate Adverse (significant) at the following receptors:

= Kenavon Drive residences (construction of Phase 3 superstructure);
= Phase 1 (construction of Phase 2); and
= Phase 2 (construction of Phase 3).

Likely temporary effects during the period of demolition and construction works for all other
receptors and periods are either Negligible (not significant) or Minor Adverse (not
significant).

The predictions are based on reasonable worst-case assumptions in terms of plant/activity
locations relative to the receptors, so there will be extended periods in the demaolition works
when the noise levels will be inherently lower than those predicted.

Construction Vibration

BS 5228 (British Standards Institute, 2009) indicates that construction activities (particularly
piling) generally only generate vibration impacts when they are located less than 20 m from
sensitive locations. The magnitude of impact depends on the type of piling, ground conditions,
and receptor distance.

Whilst it is therefore not possible to accurately estimate the level of vibration with certainty, it is
proposed that limits are placed on the vibration at sensitive buildings (receptors) and therefore
vibration levels will need to be monitored during construction at the sensitive locations. The
guidance within BS 5228-2 states that vibration PPV levels are tolerable within residential
properties when they do not exceed 1.0 mm/s and prior warning of potential vibration inducing
works is given to building occupants.

Annex C and D of the guidance within BS 5228-2 provide summaries of case histories of
vibration measured during piling operations. The examples presented within BS 5228-2
suggest that the potential vibration levels are unlikely to impact any buildings outside of the
Proposed Development Site, and that at reasonable distances from the location of the works
the estimated vibration levels would be expected to be substantially lower than the vibration
levels stated above due to geometric propagation attenuation. In addition, any effect identified
will be temporary.

Considering the receptors identified within the surrounding area, the following assessment is
made, taking into account the receptor’s distance from the piling locations (typically perimeter
of building).

Receptors located between 20 to 100 m of piling activities:

= The Kenavon Drive residences are the only residential receptors within 20 m to 100 m
from piling activities;

= The proposed piling positions are expected to be at levels at or below 1 mm/s, which
corresponds with a low magnitude of impact.

= The effects on these are assessed to be Minor Adverse (Not Significant).
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= The effects at non-residential receptors within this distance range are assessed to be
Negligible (not significant).

8.7.14 Receptors that are within 20 m of piling activities:

= The proposed piling positions are expected to be at levels of between 1mm/s - 3mm/s,
which correspond to a medium magnitude of impact.

= The effects on receptors located at Phase 1 and Phase 2 during the piling of the
subsequent phases upon occupation of the preceding phase are assessed to be
Moderate Adverse (Significant).

Operational Effects

Building services plant and commercial noise

8.7.15 On the basis of the baseline background noise levels, the total noise from building services
plant and commercial noise will be limited (by an appropriately worded planning condition) in
line with the noise levels details in at a position 1 m from the existing facades.

8.7.16 Limits have been determined for the closest receptors on the basis that the control of noise
emissions from building services plant at these receptors will inherently result in lower noise
levels at receptors further away. These are provided in Table 8.25.

8.7.17 Representative background noise levels are presented as free-field levels, whereas the
building services noise limits are corrected to a facade noise level with the addition of 3 dB.
Table 8.25: Building Services Plant Noise Emission Limits
Receptor Building Background Increase in | Sensitivity | Magnitude Scale of

Services Noise Noise Level (dB) Background of Impact Effect and
Limits (dB) Noise Level Significance
Day Night Day Night
0700- | 2300- 0700- 2300-
2300 0700 2300 0700
Thames 41 31 48 38 <1.0 High Very Low Negligible
Quarter (Not
significant)
Luscinia 41 31 48 38 <1.0 High Very Low Negligible
View (Not
significant)
Kenavon 41 31 48 38 <1.0 High Very Low Negligible
Drive (Not
significant)
Abbot’s 41 31 48 38 <1.0 High Very Low Negligible
Walk (Not
significant)
HM Prison 41 31 48 38 <1.0 Low Very Low Negligible
(Not
significant)
Forbury 41 31 48 38 <1.0 Low Very Low Negligible
Road (Not
offices significant)
St. James 41 31 48 38 <1.0 Medium Very Low Negligible
Church (Not
significant)
Forbury 41 31 48 38 <1.0 Medium Very Low Negligible
Gardens (Not
Nursery significant)
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8.7.19

8.7.20

8.7.21

8.7.22

8.7.23

8.7.24

Receptor Building Background Increase in | Sensitivity | Magnitude Scale of
Services Noise Noise Level (dB) Background of Impact Effect and
Limits (dB) Noise Level Significance
Day Night Day Night
0700- 2300- 0700- 2300-
2300 0700 2300 0700
Abbot’s 41 31 48 38 <1.0 Low Very Low Negligible
House (Not
offices significant)
McDonalds 41 31 48 38 <1.0 Low Very Low Negligible
& Retall (Not
units significant)
Napier 41 31 48 38 <1.0 Low Very Low Negligible
Road (Not
offices significant)

The building services plant strategy and the operation of the commercial premises would need
to be developed to ensure that the limits detailed in Table 8.25 are achieved.

It has been assumed that the building services plant would operate in accordance with the
manufacturer’s instructions and would not result in any noise which is tonal, impulsive or
distinctive in nature. Should the noise exhibit any such acoustic features then the relevant
‘penalty’ / correction should be applied in accordance with BS 4142 (British Standards
Institute, 2014, 2019) to ensure that the resultant rating level falls within the limit levels
identified in Table 8.25.

An important aspect of the BS 4142 assessment method is that sound sources should be
considered in the context of the residual noise environment. Therefore, once the details of
building services plant are confirmed as part of the detailed design process for the Proposed
Development, appropriate design and mitigation measures can be identified in the context of
BS 4142, accounting for the proposed noise sources.

As the building services plant would be expected to be designed to achieve the recommended
limits shown, in accordance the Reading Local Plan (Reading Council, 2019), it is expected
that the magnitude of impact will be Very Low and the effect will be Negligible (not significant).

Amplified noise associated with Class E use

The ground level Class E units may include amplified music/sound. As a worst-case approach
to maximise flexibility of use, predictions have been based on the assumption that all units will
be operating as gyms with high internal noise levels indicative of amplified music. In practice
the cumulative noise emitted from all units will be substantially lower. This approach has been
taken to assess the potential effect of amplified noise from these units to the nearby existing
noise sensitive receptors.

The assessment has been performed assuming amplified music/sound within all the spaces
simultaneously (as a worst-case). In practice, it is considered highly unlikely that this scenario
would ever occur. This noise level is assumed to all units during daytime (0700-2300) only.

The following has been assumed:

= mechanical ventilation will be provided to the commercial units, so that the facade will
remain closed.

= doors will remain closed, and other measures will be introduced as part of the fit-out to
minimise noise transmission via entrances.
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8.7.25

8.7.26

8.7.27

8.7.28

8.7.29

m facade transmission will be the main noise transfer path (i.e. via glazing provided as part of
the shell and core works).

A glazing sound insulation performance of R,+C;, 30 dB is assumed to the units. This
corresponds to a reasonably high performance glazing specification, though similar
performances to those required for the residential dwellings.

A summary of predicted noise level incidents upon the facades of the nearby noise sensitive
receptors, due to amplified noise from the units, is provided in Table 8.26.

The noise levels presented are the maximum predicted at each building (receptor) identified in
Table 8.15. Table 8.26 also presents the receptor sensitivity, the magnitude of impact (on the
basis of the baseline background noise levels) and the resultant scale and nature of noise
effect.

Table 8.26: Predicted Amplified Music Noise Levels at Receptors

Receptor Predicted Daytime Sensitivity | Magnitude Scale and
Music Noise | Background of Impact | Nature of Effect
Level (LAeq | Noise Level and Significance
dB (LA90 dB)
Thames 15 48 High Very Low Negligible (Not
Quarter significant)
Luscinia 29 48 High Very Low Negligible (Not
View significant)
Kenavon 29 48 High Very Low Negligible (Not
Drive significant)
Abbot’s 35 48 High Very Low Negligible (Not
Walk significant)
HM Prison 35 48 Low Very Low Negligible (Not
significant)
Forbury 24 48 Low Very Low Negligible (Not
Road offices significant)
St. James 37 48 Medium Very Low Negligible (Not
Church significant)
Forbury 35 48 Medium Very Low Negligible (Not
Gardens significant)
Nursery
Abbot’s 28 48 Low Very Low Negligible (Not
House significant)
offices
McDonalds 43 48 Low Very Low Negligible (Not
& Retail significant)
units
Napier Road 25 48 Low Very Low Negligible (Not
offices significant)

Figure 8.12 shows the corresponding noise contour plot of predicted noise levels due to
amplified sound from ground floor units. The plot is presented at a grid height of 1.5 m above
the existing ground level (approximate ear height).

On the basis that amplified music/sound generated from the commercial units will be managed

to within reasonable levels for the proposed Class E use (considered Laeq 90 dB within this
assessment) and that measures are implemented to minimise noise transfer via entrances,
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8.7.30

8.8

8.8.1

8.8.2

8.8.3

8.8.4

8.8.5

the significance of effects are predicted to be Negligible (not significant) effect at all
receptors.

The noise incident on the facades of the Proposed Development is taken into account in the
Site Suitability assessment.

Secondary Mitigation and Enhancement

Demolition and Construction Mitigation

Good industry standards, guidance and practice procedures (i.e., Considerate Contractors
scheme) will be followed in order to minimise noise and vibration effects during demolition and
construction. Noise and vibration will be managed to avoid and minimise significant impacts,
and mitigation measures will be documented within a detailed Construction Environmental
Management Plan (CEMP), which will take into account the relevant key guidance documents
and comply with the Outline CEMP. The CEMP will be secured by an appropriately worded
planning condition. Paragraphs 8.8.2 to 8.8.9 document the mitigation measures not
inherently included within assessments completed.

Mitigation of Demolition and Construction Noise

The underlying objective would be for the mitigation measures to be employed to ensure that
potential noise impacts at nearby sensitive receptors, as a result of demolition and
construction activities, are minimised.

The preferred approach for controlling demolition and construction noise is to reduce source
levels where possible, but with due regard to practicality. The simplest and most effective
method of reducing noise at nearby receptors is to ensure that noisy plant is located as far
from receptors as practicable and screened using temporary barriers.

Noise experienced by receptors can also be reduced by limiting the daily time that noisy
equipment is operated; however, it is acknowledged that sometimes a greater noise level may
be acceptable if the duration of the activity, and therefore length of disruption, is reduced.

Noise shall be minimised by adopting Best Practicable Means (BPM) as standard working
practices across the Site to ensure that noise is reduced whenever practicable. The following
provisions are examples of BPM that, where practicable, could be adopted by the appointed
Contractor during the demolition and construction programme:

= The production of a construction noise and vibration report that evaluates the
construction activities and provides specific BPM to reduce noise and vibration;

= Limiting high impact activities (e.g. piling) to specific times during the day, e.g. 1 hour on
— 1 hour off, or 09:00-12:00 and 14:00-17:00;

= Plantis to be properly maintained and operated in accordance with manufacturer’s
recommendations. Electrically powered plant is preferred, where practicable, to
mechanically powered alternatives.

= All stationary plant to be located so that the noise effect at all occupied residential and
commercial properties is minimised and, if practicable, every item of static plant when in
operation is to be sound attenuated using methods based on the guidance and advice
given in BS 5228;

= Trade contractors would at all times apply the principle of BPM as defined in Section 72

of the Control of Pollution Act, (UK Public General Acts, 1974) and carry out all work in
such a manner as to reduce any disturbance from noise and vibration to a minimum; and
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8.8.9

8.8.10

8.8.11

8.8.12

8.8.13

8.8.14

= The timing of building operations will be critical in avoiding noise and vibration nuisance
to surrounding areas and premises. The contractor would identify particularly sensitive
periods in the works so that the potential problems can be minimised and that early and
good public relations with the adjacent occupants of buildings are maintained.

The assessment of potential construction noise and vibration impacts in this ES Chapter does
not take account of the above BPM measures (i.e. the assessment is of unmitigated effects).

During the detailed working up of the construction programme and preparation of the detailed
CEMP, the BPM measures to mitigate potential noise impacts on nearby noise sensitive
premises will be defined and agreed with the Local Authority. The detailed CEMP will comply
with the framework of mitigation measures detailed within the draft CEMP, which supports the
planning application, via a suitably worded condition attached to any planning permission. The
primary method for the control of noise and vibration will be establishing a Section 61
agreement under the COPA.

It is expected that a Section 61 agreement under the COPA will contain appropriate noise
limits at the nearby properties, with the reports highlighting when it is likely that the
construction limits will be exceeded, so that construction activities can be effectively altered to
mitigate.

In addition, a Section 61 agreement also sets out a dispensation and variation procedure
under which consent can be applied for to carry out works which would potentially exceed the
agreed noise and vibration limits or must occur at times when such work is otherwise not
approved. Such dispensation/variations would be applied for where there are good
engineering, safety or practical reasons for undertaking the works at these times. The selected
contractor should adopt measures, including site supervision arrangements, to reduce noise to
a minimum in accordance with BPM, as defined in Section 72 of the COPA.

Mitigation of Construction Vibration

Adverse effects are only likely to occur if piling activities are taking place in close proximity to
sensitive receptors (i.e. assuming the worst case, less than 20 m distance). In reality, high
vibration generating activities are unlikely to occur so close to sensitive receptors as detailed
planning methodology (i.e. Piling Method Statement) and solutions will seek to further reduce
the potential for adverse impacts, and if they do, they would be of short-term duration and
appropriately monitored.

Furthermore, as detailed previously, the examples presented within BS 5228-2 (British
Standards Institute, 2009) suggest that the potential vibration levels are unlikely to impact any
buildings outside of the Proposed Development Site, and that at reasonable distances from
the location of the works the estimated vibration levels would be expected to be substantially
lower than the vibration levels stated above due to geometric propagation attenuation.

Given that there is potential for predicted impacts to be significant under the worst-case
scenario, mitigation measures will be put in place to ensure that vibration effects are
minimised as far as practicable through the use of an appropriate piling technique, design and
methodology.

To reduce potential vibration impacts due to piling, the contractor shall use a piling technique
that is least likely to cause adverse vibration impacts (e.g. auger piling), to ensure that the
likely effect of vibration is reduced or avoided at nearby receptors.

A Piling Method Statement will also be provided and agreed prior to the commencement of
these works. Vibration limits will be set in accordance with BS5228-2 to minimise the risk of
complaints or building damage. These limits will be controlled through implementation of the
CEMP and vibration monitoring. The statement will also include vibration and noise monitoring
and action levels.
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8.8.16

8.8.17

8.8.18

8.8.19

8.9

8.9.1

It is considered that, with the appropriate and successful implementation of the mitigation
proposed, the likely adverse effects predicted would reduce (for example, this assumes that
no piling will occur within 5m of a high sensitivity receptor, and that should the piling
methodology be able to prevent piling occurring within a 10-15 m radius of the receptor, it is
considered that the likely effects can be reduced further). However, until the final piling
strategy and detailed construction planning are identified, for the purpose of this assessment,
it is concluded a worst-case effects of Moderate Adverse (significant). However, this effect
would be temporary and last for less than 4% of the entire length of the construction
programme.

Operational

Building service plant noise

Building services plant will be designed to achieve the recommended limits set out in Table
8.25 (in accordance with BS 4142 (British Standards Institute, 2014, 2019). As such, itis
expected that the magnitude of impact will be Very Low and the effect will be Negligible (not
significant). Typical measures to be considered to ensure that the building services noise
criteria are achieved include low-noise equipment, in-duct attenuators and acoustic
enclosures. This will be secured by an appropriately worded planning condition.

Likely effectiveness of additional mitigation measures

Through implementation of mitigation measures representing BPM, it is conservatively
assumed that construction noise effects can be reduced by 5 dB.

It is important to note that these effects will only be experienced temporarily whilst the peak
construction activities are ongoing and whereby the works will ensure that the mitigation
measures described above is in place.

It is considered that, with the appropriate and successful implementation of the mitigation
proposed, the likely adverse effects of construction vibration predicted would reduce (for
example, this assumes that no piling will occur within 5 m of a high sensitivity receptor, and
that should the piling methodology be able to prevent piling occurring within a 10-15 m radius
of the receptor, it is considered that the likely effects can be reduced further). However, until
the final piling strategy and detailed construction planning are identified the effectiveness of
the mitigation has been assumed to be negligible.

Residual Effects
A summary of the residual effects resulting from the Proposed Development after effective
implementation of the embedded and additional mitigation measures where required is

provided in Table 8.27 and Table 8.28.

Table 8.27: Summary of Residual Effects - Noise

Phase Receptor affected Description of Residual Effect
Residual Effect
Demolition and Kenavon Drive Demolition Temporary Moderate
construction Adverse Effect
Kenavon Drive Construction of Phase 3 Temporary Moderate
Adverse Effect
Phase 1 Construction of Phase 2 Temporary Minor Adverse
Effect
Phase 2 Construction of Phase 3 Temporary Minor Adverse
Effect
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Table 8.28 Summary of Residual Effects - Vibration

Phase Receptor affected Description of Residual Effect
Residual Effect
Demolition and Phase 1 Construction vibration Temporary Moderate
construction Adverse Effect
Phase 2 Construction vibration Temporary Moderate
Adverse Effect

Cumulative Assessment

All approved schemes are at least 350 m from the Proposed Development and would not
influence the results given the distance propagation effects and the shielding provided by
intermittent buildings.

Summary

The baseline was appraised during September 2021 through a combination of long-term
unattended noise monitoring and sample measurements taken around the Site. Survey data
has been supplemented by noise data from the Defra Extrium noise database (Defra, 2019).

The existing conditions are unlikely to evolve significantly from those surveys, given that the
dominant noise sources are road traffic and railway events and no significant changes to
these networks are envisaged.

The noise and vibration assessments have been based primarily on principles and guidance
included in British Standards and relevant Industry Guidance. All assessments have been
based on determining whether the Significant Observed Adverse Effect Level (SOAEL) is
expected to be exceeded, i.e. where significant effects occur.

Significant residual temporary effects are expected during the demolition and construction
phases of the Proposed Development. All permanent operational effects are expected to be
negligible (not significant).

The significant temporary residual demolition and construction effects are limited to receptors
closest to the Site and in duration i.e. during only demolition activity (noise) or where piling
takes place within 20m (vibration).

The significant residual temporary demolition and construction noise effects have been
assessed to occur at the Kenavon Drive residences, Phase 1, and Phase 2. The mitigation
measures include the contractor adopting Best Practicable Means (BPM), which will be
outlined within a Construction Environmental Management Plan (CEMP).

The significant residual temporary demolition and construction vibration effects have been
assessed to occur at Phase 1 and Phase 2. The mitigation measures include the contractor
adopting BPM, as detailed in their CEMP, with the activity also evaluated within a Piling
Method Statement.

The CEMP will be secured by an appropriately worded planning condition.

The Site Suitability assessment indicates that appropriate conditions can be achieved for
residential dwellings, though it would be necessary to rely on facade sound insulation. This is
typical for most residential developments within urban areas. Control of maximum noise
events will need to be considered as part of a detailed assessment as the building design
progresses, including consideration of the overheating scenario.
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8.11.10 Appropriately worded planning conditions relating to building services plant noise emissions,
amplified music emissions and indoor ambient noise levels within dwellings are required.
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Air Quality

Introduction

This Chapter presents the findings of the assessment of likely significant effects arising from
the Proposed Development with respect to air quality. The purpose of this Chapter is to describe
and evaluate the likely air quality impacts during both construction and operation and classify
the effects of the Proposed Development considering relevant national, regional, and local
regulations and guidance.

This Chapter of the ES has been prepared by Stantec. In accordance with Regulation 18(5) of
the Town and Country Planning (Environmental Impact Assessment) Regulations 2017, as
amended, a statement outlining the relevant expertise and qualifications of competent experts
appointed to prepare this ES is provided in Appendix A.3.

This Chapter is supported by the following technical appendices:

= Appendix I.1. IAQM Dust Guidance (2024) Approach

= Appendix I.2. EPUK & IAQM Guidance (2017) Screening Criteria

= Appendix 1.3. Road Traffic Emissions Air Quality Model Inputs and Results Processing

= Appendix I.4. Road Traffic Emissions Air Quality Model Verification

= Appendix I.5. Human Receptor Results

= Appendix |.6. Site Suitability Modelling Results

Appendix 1.7. Figures
Policy Context, Legislation, Guidance and Standards
Air Quality Regulations

The Air Quality (England) Regulations 2000 (AQR) defined National Air Quality Objectives
(NAQOs, a combination of concentration-based thresholds, averaging periods and compliance
dates) for a limited range of pollutants. Subsequent amendments were made to the AQR in
2001 and 2002 to incorporate ‘limit values’ and ‘target values’ for a wider range of pollutants as
defined in European Union (EU) Directives.

These amendments were consolidated by the Air Quality Standards Regulations 2010 (AQSR)
(with subsequent amendments most notably in 2016 and for the devolved administrations),
which transposed the EU’s Directive on ambient air quality and cleaner air for Europe
(2008/50/EC).

Following the Transition Period after the UK's departure from the EU in January 2020, the Air
Quality (Amendment of Domestic Regulations) (EU Exit) Regulations 2019 (and subsequent
amendments for the devolved administrations) have amended the AQ Standards Regulations
2010 to reflect the fact that the UK has left the EU. The Environment (Miscellaneous
Amendments) (EU Exit) Regulations 2020 amended the Particulate Matter (PMz.s) limit value in
the AQSR to 20 microgrammes per cubic meter (ug/ms).

The relevant NAQOs and limit values for this assessment are shown in Table 9.1.
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Table 9.1: Relevant Air Quality Objectives / limit values

Pollutant Time Period Objectives Source
200 pg/m?® not to be -
1-hour mean exceeded more than 18 NAQO acglﬁeQSR limit
Nitrogen Dioxide (NOz) times a year
Annual mean 40 pg/m? NAQO and AQSR limit

value

24-hour mean

50 pg/md not to be
exceeded more than 35

NAQO and AQSR limit

times a year value
Particulate Matter (PM1o) y
Annual mean 40 pg/m? NAQO and AQSR limit
value
Particulate Matter Annual mean 20 pg/m? NAQO and AQSR limit

value

(PM2.5)

The NAQOs for NO2 and PM1o were to have been achieved by 2005 and 2004 respectively, but
also continue to apply in all future years thereafter.

The 2019 Clean Air Strategy includes a commitment to set a “new, ambitious, long-term target
to reduce people's exposure to PM2s" which the Environment Act 2021 committed the Secretary
of State to setting. Two PM2s targets were published in The Environmental Targets (Fine
Particulate Matter) (England) Regulations 2023 and are set out below:

= An annual mean concentration target for PMzs levels in England to be 10 pg/m? or below
by 2040; and

= A population exposure reduction target for a reduction in PM2s population exposure of 35%
compared to 2018 to be achieved by 2040.

The Government has published an Environmental Improvement Plan 2023 (DEFRA, 2023a)
which sets out the following interim PMzs targets to be met by the end of January 2028:

= The highest annual mean concentration in the most recent full calendar year must not
exceed 12 pg/m? of PM2s; and

= Compared to 2018, the reduction in population exposure to PMzs in the most recent full
calendar year must be 22% or greater.

National Air Quality Plan for NO2z in the UK

The national Air Quality Plan for NO2 (DEFRA, 2018) sets out how the Government plans to
deliver reductions in NO2 throughout the UK, with a focus on reducing concentrations to below
the EU limit values throughout the UK within the 'shortest possible time'.

The Plan requires all local authorities in England which Department for Environment, Food and
Rural Affairs (DEFRA) identified as having exceedances of the limit values in their areas past
2020 (including Reading Borough Council (RBC)) to develop local plans to improve air quality
and identify measures to deliver reduced emissions, with the aim of meeting the limit values
within their area within "the shortest possible time". Potential measures include changing road
layouts, encouraging public and private ultra-low emission vehicle (ULEV) uptake, the use of
retrofitting technologies and new fuels and encouraging public transport. In cases where these
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measures are not sufficient to bring about the required change within 'the shortest possible time’
then local authorities may consider implementing access restrictions on more polluting vehicles
(e.g., Clean Air Zones (CAZs)).

Air Quality Management
The Air Quality Strategy

Part IV of the Environment Act 1995 required the Secretary of State to prepare and publish a
‘strategy’ regarding air quality.

The Air Quality Strategy (2007) establishes the policy framework for ambient air quality
management and assessment in the UK (DEFRA, 2007). The primary objective of the Air Quality
Strategy is to ensure that everyone can enjoy a level of ambient air quality which poses no
significant risk to health or quality of life. The Air Quality Strategy sets out the NAQOs and
Government policy on achieving these.

The Environment Act required an updated Air Quality Strategy (DEFRA, 2023b) which sets out
six priorities including boosting active travel and public transport. The Air Quality Strategy sets
out the Government policy on achieving the NAQOSs, including the new targets for PMzs.

The Clean Air Strategy (2019) aims to lower national emissions of pollutants, thereby reducing
background pollution and minimising human exposure to harmful concentrations of pollution.
The Strategy aims to create a stronger and more coherent framework for action to tackle air
pollution (DEFRA, 2019).

Local Air Quality Management

Part IV of the Environment Act 1995 introduced a system of Local Air Quality Management
(LAQM) which requires local authorities to regularly and systematically review and assess air
quality within their boundary and appraise development and transport plans against these
assessments.

Where a NAQO is unlikely to be met, the local authority must designate an Air Quality
Management Area (AQMA) and draw up an Air Quality Action Plan (AQAP) setting out the
measures it intends to introduce in pursuit of the NAQOs within its AQMA. An AQMA was
declared in Reading in 2019 for exceedances of the annual mean NO2 NAQO, and an AQAP
was subsequently adopted in 2024 (RBC, 2024a).

The Local Air Quality Management Technical Guidance 2022 (LAQM.TG(22)), issued by the
DEFRA for local authorities, provides advice on where the NAQOs apply (DEFRA, 2025). These
include outdoor locations where members of the public are likely to be regularly present for the
averaging period of the objective (which vary from 15 minutes to a year) as summarised in Table
9.2,
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Table 9.2: Relevant Public Exposure

Averaging Period NAQOs should apply at: NAQOs don’t apply at:

Facades of offices or other places
of work where members of the
public do not have regular access

All locations where members of the

O Hotels, unless people live there as
public might be regularly exposed " people v

their permanent residence

Annual mean For example:

Building facades of residential
properties, schools, hospitals, care
homes etc

Gardens of residences
Kerbside sites

Any other location where public
exposure is expected to be short
term

Kerbside sites

24-hour mean and 8- All locations where the annual mean

hour mean NAQO would apply, together with Any other location where public
hotels and gardens of residences exposure is expected to be short
term
All locations where the annual mean
and 24 and 8-hour mean NAQOs apply
as well as:
Kerbside sites
Those.parts of car parks, bl.JS stations Kerbside locations where the public
1-hour mean and railway stations etc. which are not would not be expected to have

fully enclosed, where members of the
public might reasonably be expected to
spend one hour or more.
Any outdoor locations where members
of the public might reasonably be
expected to spend one hour or longer.

regular access

All locations where members of the
public might reasonably be regularly
exposed for a period of 15 minutes or

longer.

Locations where members of the
public are unlikely to be regularly
exposed for 15 minutes or longer.

15-minute mean

Planning Policy

National Planning Policy

The National Planning Policy Framework (NPPF) sets out the Government’s planning policies
for England and how they are expected to be applied (Ministry of Housing, Communities & Local
Government (MHCLG), 2024). The following paragraphs are considered relevant from an air

quality perspective:

= Paragraph 109 on considering the availability of sustainable transport in the early stages of
plan-making and development proposals.

= Paragraph 110 on identifying appropriate locations to allow sustainable development.
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= Paragraph 193 on conserving and enhancing the natural environment by preventing
unacceptable levels of air pollution and improving existing air quality.

= Paragraph 198 on ensuring that new development accounts for likely effects of pollution on
health, living conditions and the natural environment, both at the site and within the wider
area.

= Paragraph 199 on complying with NAQOSs, identifying opportunities to improve air quality
and mitigating any air quality impacts, as well as ensuring that new development within an
AQMA is consistent with the local AQAP.

= Paragraph 200 on applying the agent of change principle when the operation or an existing
development could have a significant adverse effect on nearby new development.

National Planning Practice Guidance

The Planning Practice Guidance (PPG) on Air Quality (MHCLG, 2019) provides guidance on
how planning can take account of the impact of new development on air quality. The following
paragraphs are considered relevant to this assessment:

= Paragraph 005, Reference 32-005-20191101 (revision date 01.11.2019) provides guidance
on how considerations regarding air quality can be relevant to the development
management process.

= Paragraph 006, Reference 32-006-20191101 (revision date 01.11.2019) identifies what
specific air quality issues need to be considered in determining a planning application.

= Paragraph 007, Reference 32-007-20191101 (revision date 01.11.2019) provides guidance
on how detailed an assessment needs to be.

= Paragraph 008, Reference 32-008-20140306 (revision date 01.11.2019), of the PPG
provides guidance and examples on how an impact on air quality can be mitigated.

Local Planning Policy

Reading Borough Local Plan

The Reading Borough Local Plan was adopted by RBC in November 2019 (RBC, 2019). The
Plan sets out RBC'’s development strategy, and planning policies and proposals, to guide land
use and planning decisions within the Borough up until 2036. The Local Plan includes the
following policies in relation to air quality:

CC8: Safeguarding Amenity:

“Development will not cause a detrimental impact on the living environment of existing

residential properties or unacceptable living conditions for new residential properties, in terms
of:

[..]

= Dust and fumes
= Smell[...]"

CC9: Securing Infrastructure:
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“Proposals for development will not be permitted unless infrastructure, services, resources,
amenities or other assets lost or impacted upon as a result of the development or made
necessary by the development will be provided through direct provision or financial contributions
at the appropriate time...]

[...] Other measures, as follows, should also be considered where a specific need is identified
and justified:[...]

= Measures to tackle poor air quality or for on-going air quality monitoring; and [...]”
EN15: Air Quality:

“Development should have regard to the need to improve air quality and reduce the effects of
poor air quality.

i. Development that would detrimentally affect air quality will not be permitted unless the effect
is to be mitigated. The following criteria should be taken into account:

= Whether the proposal, including when combined with the cumulative effect of other
developments already permitted, would worsen air quality;

= Whether the development is within, or accessed via, an Air Quality Management Area; and

= Whether it can be demonstrated that a local worsening in air quality that would not
detrimentally affect human health or the environment would be offset by an overall
improvement in air quality, for instance through reduction in the need to travel.

i. Where a development would introduce sensitive uses (such as residential, schools and
nurseries, hospitals, care facilities) into, or intensify such uses within, an Air Quality
Management Area, detrimental effects on that use will be mitigated. Mitigation measures should
be detailed in any planning application. If there are significant detrimental effects that cannot be
mitigated, the application should be refused.

iii. Where required, planning obligations will be used to secure contributions to measures to
tackle poor air quality or for air quality monitoring.”

CRG6: Living in Central Reading

“Proposals for residential development within the central area will be assessed against the
following criteria: [...]

[...]ii) Proposals for new residential development within the central area will be required to
demonstrate how the issue of potential noise disturbance from neighbouring land uses and other
sources, and air quality implications of residential development, have been considered and if
necessary, mitigated. New residential development should not be located next to existing town
centre uses where those uses would give rise to unacceptable levels of noise and disturbance
to the occupiers of the new scheme, unless this can be mitigated.[...]"

Reading Transport Strategy 2040

The Reading Transport Strategy 2040 (RBC, 2024b) is a statutory document that sets the plan
for developing the town’s transport network to 2040 and beyond. It includes the guiding policies
and principles, alongside schemes and initiatives to be delivered, to enable a step-change in
sustainable travel choices in Reading. The Draft Transport Strategy includes the following
policies in relation to air quality:

Policy RTS2: The Environment and Climate Change, 2.2:
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“We will ensure transport schemes deliver improved air quality, reduced emissions and
biodiversity net gains.”

Policy RTS14: Healthy Streets, 14.1:

“We will encourage the creation of healthy streets in Reading, to improve air quality, reduce
congestion and help make our communities healthier, greener and more attractive places to
live, work, learn and play.”

Policy RTS15: Walking and Cycling, 15.4:

“We will integrate the LCWIP [Local Cycling and Walking Infrastructure Plan] into cross-
departmental strategies to maximise the benefits of walking and cycling, including improved
health and wellbeing, air quality, reduced emissions and to create a more attractive local
environment.”

RBC Air Quality Action Plan 2024-2029

RBC has declared an AQMA which covers Reading Town Centre, areas along the major radial
road routes into Reading and along the railway lines where they pass-through built-up areas.
The AQMA was declared due to exceedances of the annual mean NO2 NAQO. As such, the
Council prepared an AQAP in March 2024 (RBC, 2024a) which seeks to improve air quality
within the AQMA via a series of policies and measures including ensuring that new
developments meet the parking standards set out in RBC’'s Electric Vehicle Charging
Infrastructure Strategy (RBC, 2024c).

Assessment Guidance
DEFRA ‘Local Air Quality Management Technical Guidance (LAQM.TG(22))

DEFRA’s LAQM.TG(22) was published for use by local authorities in their LAQM review and
assessment work (DEFRA, 2025a). The document provides key guidance on aspects of air
quality assessment, including screening, use of monitoring data, and use of background data
that are applicable to all air quality assessments.

DEFRA ‘Interim Planning Guidance on the consideration of the Environment Act PMas
targets in planning decisions’

DEFRA is developing guidance to ensure that the above PMas targets are appropriately
considered in planning applications and planning decisions. Interim guidance (DEFRA, 2024a)
has been published, requiring applicants to evidence that key sources of air pollution have been
identified within their schemes and appropriate action taken to minimise exposure to and
emissions of PM2s as far as reasonably practicable.

EPUK & IAQM ‘Land-Use Planning & Development Control: Planning for Air Quality’
Environmental Protection UK (EPUK) and the Institute of Air Quality Management (IAQM) have
together published guidance to help ensure that air quality is properly accounted for in the
development control process (EPUK & IAQM, 2017). It clarifies when an air quality assessment
should be undertaken, what it should contain, and how impacts should be described and
assessed including guidelines for assessing the significance of impacts.

IAQM 'Guidance on the Assessment of Dust from Demolition and Construction'

Guidance on the assessment of dust from demolition and construction has been published by
the IAQM (IAQM, 2024). The guidance provides a series of matrices to determine the risk
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magnitude of potential dust sources associated with construction activities in order to identify
appropriate mitigation measures that are defined within further IAQM guidance.

Consultation

Consultation with the Environmental Health Department at RBC was conducted via email in
March 2023 to agree the proposed methodology of the air quality assessment. It was agreed to
scope out detailed modelling of operational road traffic emissions on existing sensitive receptors
in the local area as there is expected to be a net reduction in traffic associated with the Proposed
Development in comparison to the current use at the Site. In addition, it was agreed that air
quality impacts arising from the nearby railway lines and energy centres could be scoped out of
the assessment, as well as air quality impacts upon ecological receptors. Detailed modelling of
exhaust emissions associated with the proposed basement car park was agreed to be scoped
into the assessment.

A Scoping Report was also submitted to RBC in February 2023 summarising the likely
significant effects on local air quality as a result of the Proposed Development, as well as the
anticipated methodology. A Scoping Opinion was received from RBC on 18" April 2023 which
confirmed that the air quality assessment methodology was agreeable and that Air Quality
should be scoped into the EIA.

Since the consultation, amendments have been made to the Proposed Development including
changes to the proposed layout. The assessment methodology agreed with RBC in 2023
remains broadly valid, with the exception of the potential for effects to existing receptors which
has now been assessed in detail in this Chapter following an increase in trip generation
associated with the Proposed Development. It should be noted that the increase in trip
generation is due to revised baseline traffic flows following a recent traffic survey, and not due
to an increase in floorspace at the Proposed Development.

Methodology

The assessment methodology detailed in the following sections has been applied to ascertain
the potential impacts of emissions to air in order to identify their significance and compliance
with policy and regulatory requirements (outlined in Section 9.2 of this report), and whether or
not additional mitigation is required.

Study Area
The study area adopted for this assessment is as follows:

= for the construction phase assessment, the study area (based on IAQM guidance,
Appendix I.1) is defined as up to 250 m from the site or 50 m from the route of construction
vehicles (up to 250 m from the Site entrance) as shown in Figures |.1 and 1.2;

= for the operational phase assessment, the study area (based on EPUK & IAQM guidance)
is defined as all roads within 250 m of the Site and other roads predicted to exceed the
screening criteria outlined in Appendix 1.2,

Baseline Data Collection

Any exceedances of the limit values along roads within the study area have been identified
using the 2020 NO:2 Projections Data published by DEFRA (DEFRA, 2020). Information on
baseline air quality in the study area has been obtained by collating the results of monitoring
carried out by RBC and their LAQM reports to identify potential AQMAs. Background
concentrations for the study area have been defined using the national pollution maps published
by DEFRA which cover the whole country on a 1x1 km grid (DEFRA, 2024b).
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Assessment
Assessment of Construction Dust Impacts

During demolition and construction, dust from on-site activities and off-site trackout by
construction vehicles has the potential to impact on sensitive human and ecological receptors
within the study area. The main potential impacts are loss of amenity (as a result of dust soiling),
deterioration of human health (as a result of increased concentrations of PM1o) and harm to
sensitive ecological receptors (as a result of dust soiling).

The suspension of particles in the air is dependent on surface characteristics, weather
conditions and on-site activities. Impacts have the potential to occur when dust generating
activities coincide with dry, windy conditions, and where sensitive receptors are located
downwind of the dust source(s).

Separation distance is also an important factor. Large dust particles (greater than 30 um) can
be potentially responsible for most dust annoyance and will largely deposit within 100 m of
sources. Intermediate particles (10-30 um) can travel 200-500 m. Consequently, significant dust
annoyance is usually limited to within a few hundred metres of its source. Smaller particles
(less than 10 pm), which are the predominant fraction that can be potentially responsible for
human health impacts, largely remain airborne. However, the impact on the short-term
concentrations of PMio occurs over a shorter distance due to the rapid decrease in
concentrations with distance from the source due to dispersion.

The assessment of the risk of potential construction dust impacts has been undertaken with
reference to relevant guidance (IAQM, 2024).

Screening Assessment

The first stage of the assessment involves screening to determine if there are sensitive
receptors within threshold distances of the activities associated with the construction phase of
the scheme; defined as the study area. No further assessment is required if there are no
receptors within the study area.

The IAQM guidance outlines that an assessment is only required in cases where:

A ‘human receptor’ is located within;
= 250 m of the boundary of the Site; or
= 50 m of the route(s) used by construction vehicles on the public highway, up to 250 m
from the Site entrance(s).

An ‘ecological receptor’ is located within:
= 50 m of the boundary of the Site; or
= 50 m of the route(s) used by construction vehicles on the public highway, up to 250 m
from the Site entrance(s).

Using the criteria above, the potential for impacts from construction dust on sensitive ecological
receptors has been screened out of this assessment, with further justification provided in
Section 9.7.

Further Assessment

The risk of dust impacts associated with the Proposed Development has been determined
(following the IAQM guidance (IAQM, 2024)) based on the dust emission class (or magnitude)
for each activity arising from four activities in the absence of mitigation (demolition, earthworks,
construction and trackout), the sensitivity of nearby receptors and the overall sensitivity of the
area. The dust emission class, receptor sensitivity and the overall sensitivity of the area are
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determined using the criteria outlined in Table 1.1.1 to Table 1.1.5 of Appendix I.1 (based on
the IAQM guidance), indicative thresholds and professional judgement. The risk of dust impacts
arising is a product of the relationship between the dust emission magnitude and the area
sensitivity and is based on the criteria outlined in Table 1.1.6 (based on the IAQM guidance).
The risk of impact is then used to determine the mitigation requirements.

The IAQM guidance recommends that no assessment of the significance of effects is made
without mitigation in place, as mitigation is assumed to be secured by planning conditions, legal
requirements or required by regulations.

With appropriate mitigation in place, the IAQM guidance indicates that the residual effect as a
result of dust emissions associated with the demolition and construction can be classified as
being 'not significant'.

Assessment of Road Traffic Emission Impacts
Screening Assessment

Impacts of Emissions from Road Traffic Associated with the Proposed Development on Existing
Sensitive Human Receptors

The potential for significant impacts on existing sensitive receptors within the study area as a
result of emissions from traffic generated by both the construction and operational phases of
the Proposed Development has been determined using the screening criteria outlined in the
EPUK & IAQM guidance (see Appendix |.2). The screening criteria includes consideration of
the volume and composition of traffic generated by the Proposed Development and existing
local air quality conditions (i.e., the presence of any declared AQMAS)).

If it is not possible to screen out the potential for significant impacts, then a detailed assessment
should be undertaken.

Impacts of Emissions from Road Traffic Associated with the Proposed Development on Existing
Sensitive Ecological Receptors

The potential for impacts from road traffic emissions on existing sensitive ecological receptors
has been scoped out of this assessment as there are no ecological receptors in close proximity
to the Site which may be susceptible to air quality changes. The closest designated ecological
site to the Proposed Development is Highwood Local Nature Reserve and Ancient Woodland,
which is located over 2.5 km from the Site boundary. As such, the impact of road traffic
emissions on existing sensitive ecological receptors has not been considered further in this
Chapter.

Emissions from the Proposed Basement Car Park

The potential for significant impacts on both existing and proposed sensitive receptors within
the study area as a result of exhaust emissions associated with the Site’s proposed basement
car park has been qualitatively assessed using the EPUK & IAQM screening criteria outlined in
Appendix 1.2.

Site Suitability

An initial qualitative assessment to determine whether there is a potential for exceedances of
the relevant NAQOs / limit values at sensitive locations within the Proposed Development has
been undertaken, taking into account local monitoring, estimated background concentrations,
the layout of the Proposed Development and the proximity of worst-case sensitive locations
within the Proposed Development to nearby sources of emissions (i.e. the local road network).
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Detailed Assessment

Concentrations of pollutants (NO2, PM1o and PM2s) have been predicted for a range of worst-
case locations of relevant human receptor exposure both at sensitive existing receptors in the
local area including residential dwellings, schools and nurseries, and within the Proposed
Development itself (for Site Suitability purposes) to allow comparison with the NAQOs and (for
existing receptors only) determination of the significance of impacts at each receptor.

Emissions from road vehicles and their resultant impact at receptor locations have been
predicted using the ADMS-Roads dispersion model (v5.1.0.2). The model requires the user to
provide various input data, including traffic flows (in Annual Average Daily Traffic (AADT)
format), vehicle composition (i.e. the proportion of Heavy Duty Vehicles (HDVs)), road
characteristics (including road width, gradient and street canyon dimensions, where applicable),
and average vehicle speed. AADT flows and the proportions of HDVSs, for roads within the study
area have been provided by the Project’s transport consultants, Stantec. Traffic data used in
this assessment are summarised in Appendix |.3.

The following traffic scenarios have been modelled:
= 2024 ‘existing’ baseline (for model verification);

= 2030 without the Proposed Development (which is referred to as Do Minimum (DM) in this
chapter) — future year scenario without the Proposed Development in place but including
committed developments and traffic growth up to the year 2030; and

= 2030 with the Proposed Development (which is referred to as Do Something (DS) in this
chapter) - future year scenario with the completed Proposed Development in place in the
first year of occupation including committed developments and traffic growth up to the year
2030.

The model also requires meteorological data and has been run using 2024 meteorological data
from the Farnborough meteorological station, which are considered suitable for this area.
Appendix 1.3 provides further details on the model inputs.

Traffic emissions have been calculated using DEFRA’s Emissions Factors Toolkit (EFT) v13.1
(DEFRA, 2025b), which utilises NOx emission factors taken from the European Environment
Agency (EEA) COPERT 5.8 emission tool. The traffic data was entered into the EFT to provide
emission rates for each of the road links in the model. Road vehicular emissions are primarily
associated with the exhaust emissions but also include particles generated from abrasion (of
tyres, brakes and road). The EFT allows users to calculate road vehicle pollutant emission rates
for NOx, PM1o and PMzs (exhaust and brake, tyre and road wear) for a specified year, road type,
vehicle speed and vehicle fleet composition.

EFT v13.1 provides pollutant emission rates for 2021 through to 2050 and takes into
consideration bespoke vehicle fleet information as well as the following information available
from the National Atmospheric Emissions Inventory (NAEI) (NAEI, 2024) including:

= fleet composition data for motorways, urban and rural roads in the UK;

®  euro composition based on European emission standards from pre-Euro | to Euro 6/VI
(including Euro 6 subcategories);

= vehicle size distributions;
m  scaling factors reflecting improvements in the quality of fuel and some degree of retrofitting;

= technology conversions in the national fleet; and
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= primary NOz (f-NOz2) emission factors for road transport.

Road vehicle exhaust emissions of NOx are projected to decrease year-on-year due to
technological advances and improvements to the fleet mix i.e. penetration of Euro VI HDVs.
Whilst there has been uncertainty over NOx emissions from vehicle exhausts (particularly from
Euro 5 and 6 Light Duty Vehicles (LDVS)) it is important to note the EFT is not based on the
Euro emission standards.

Generally, concentrations of air pollutants in the UK are anticipated to decrease in the coming
years; as such, in most cases, the earlier the year that is assessed, the more worst-case the
assessment is. The earliest year that the Proposed Development could potentially be occupied
by is 2027. Therefore, in order to take account of uncertainties relating to future year vehicle
emissions and background pollutant concentrations to provide a conservative assessment, the
assessment has been carried out utilising 2027 emission factors and background
concentrations combined with traffic data from 2030 (which includes full development flows).
This is considered a conservative assumption of emissions in the future.

Air Quality Impacts Significance Criteria

The relevant NAQOs are set out in Table 9.1. The predicted pollutant concentrations in the
future year (2030) at each identified sensitive receptor have been compared to the relevant
NAQOs and any exceedances identified.

Analysis of long-term monitoring data suggests that if the annual mean NO2z concentration is
less than 60 pg/m?3 then the 1-hour mean NO2 NAQO is unlikely to be exceeded where road
transport is the main source of pollution. Therefore, in this assessment this concentration has
been used to screen whether the 1-hour mean objective is likely to be achieved (DEFRA,
2025a). Analysis of long-term monitoring data also suggests that if the annual mean PMio
concentration is less than 32 pg/m3 then the 24-hour mean PMio NAQO is unlikely to be
exceeded where road transport is the main source of pollution. Therefore, in this assessment
this concentration has been used to screen whether the 24-hour mean NAQO is likely to be
achieved.

There is no official guidance in the UK on how to assess the significance of the air quality
impacts of existing air quality on a new development. The assessment of proposed sensitive
receptors within the Site has therefore been limited to predicting pollutant concentrations at
worst-case receptors within the Site and comparing these predicted concentrations to the
relevant NAQOs, with the overall significance being based on whether the NAQOs for each
pollutant are exceeded or not.

There is no official guidance in the UK on how to assess the significance of the air quality
impacts of a new development on existing receptors. The approach developed by EPUK and
the IAQM (EPUK & IAQM, 2017), which considers the change in air quality as a result of a
Proposed Development on existing receptors in combination with baseline concentrations at the
receptors, has therefore been used. The guidance sets out three stages: determining the
magnitude of change at each receptor, describing the impact, and assessing the overall
significance. Impact magnitude relates to the change in pollutant concentration; the impact
description relates this change to the air quality objective and is shown in Table 9.3.

Table 9.3: Impact Magnitude Criteria

% Changes in concentration with the Proposed

Long term average Development in relation to NAQO / limit value

concentration at receptor in

assessment year 1 2-5 6-10 >10

>110% 2 Moderate Substantial Substantial Substantial
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9.4.28

9.4.29

9.4.30

% Changes in concentration with the Proposed
Long term average : . L
: . Development in relation to NAQO / limit value
concentration at receptor in

assessment year 1 2.5 6-10 >10
>102% - <110% ° Moderate Moderate Substantial Substantial
>95% - <102% °© Slight Moderate Moderate Substantial
>75% - <95% 9 Negligible Slight Moderate Moderate
<75% © Negligible Negligible Slight Moderate

Where concentrations increase the impact is described as adverse, and where it decreases as beneficial.

% change rounded to nearest whole number. Where the % change is 0 (i.e. less than 0.5%) the impact will be
‘'negligible’.

aNO; or PMyo: > 44 pg/m?® annual mean; PM,s>22 pg/m® annual mean; PM;, >35.2 pg/m® annual mean (days).

® NO; or PMyg: > 40.8 — < 44 pg/m® annual mean; PMs> 20.4 — <22 ug/m® annual mean; PMyo >32.64 — <35.2 ug/m®
annual mean (days).

¢ NO; or PMyo: > 38 — <40.8 ug/m® annual mean; PM,5>19 — <20.4ug/m® of annual mean; PM, >30.4 — <32.64 ug/m?
annual mean (days).

9 NO; or PMo: >30 - <38 pug/m® annual mean; PM,5>15 - <19 pyg/m? annual mean; or <24 - < 30.4 ug/m?® annual mean
(days).

€ NO; or PMyo: <30 pg/m® annual mean; PM,5<15 ug/m® annual mean; PM;, <24 ug/m® annual mean (days).

The guidance states that the overall assessment of significance should be based on
professional judgement, taking into account factors including:

o0 The number of properties affected by ‘slight’, ‘moderate’ or ‘substantial’ adverse air quality
impacts and a judgement on the overall balance;

o The magnitude of the changes and the descriptions of the impacts at the receptors;

0 Whether or not an exceedance of an NAQO or limit value is predicted to arise in the
operational study area (where there are significant changes in traffic) where none existed
before or an exceedance area is substantially increased,;

0 The uncertainty, comprising the extent to which worst-case assumptions have been made;
and

0 The extent to which an NAQO or limit value is exceeded.

Therefore, where impacts at an individual receptor are classified as ‘negligible’ or ‘slight’, effects
would typically be considered ‘not significant’. However, where ‘moderate’ or ‘substantial’
impacts are identified at individual receptors, the overall effect needs to be considered in the
round taking into account the changes at all the modelled receptor locations, with a judgement
made as to whether the overall air quality effect of the development is ‘significant’ or not.

Consideration of PMzs

A qualitative assessment has also been undertaken in accordance with the PM2.s Target: Interim
Planning Guidance (DEFRA, 2024a). The qualitative assessment outlines how exposure to
PMzs has been considered when selecting the Site (i.e. site suitability) as well as what actions
and/or mitigations have been considered to reduce PM2s exposure for development users and
nearby receptors (houses, hospitals, schools, etc.) and to reduce emissions of PMasl/its
precursors. The modelled background concentrations published by DEFRA (DEFRA, 2024b)
have also been taken into account when considering the likelihood of the PM2s targets being
met within the Proposed Development.
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9.4.31

9.5

951

9.5.2

9.5.3

Limitations

There are many components that contribute to the uncertainty in predicted concentrations. The
models used in this assessment are dependent upon the traffic data that have been inputted
which will have inherent uncertainties associated with them. There is then additional uncertainty
as the model is required to simplify real-world conditions into a series of algorithms. A summary
of the assumptions and limitations used in this assessment is set out below:

= There has been an acknowledged disparity between national road transport emissions
projections and measured annual mean concentrations of nitrogen oxides (NOx) and NO2
for many years. Recent monitoring has shown that reductions in concentrations are now
being measured in many parts of the country (Air Quality Consultants, 2022), however, there
is still some uncertainty regarding the rate at which emissions will reduce in the future and
therefore some consideration must be given to the accuracy of any projection and to
appropriately respond to this.

= The future year modelling has been based on 2027 (earliest anticipated occupation of the
Proposed Development) emission factors and background concentrations for the
operational phase. This is considered to provide an appropriately conservative assessment
taking into account the uncertainties regarding future vehicle emission factors. The model
has been verified against monitoring data from 2024, the latest representative set of
monitoring data available.

= |t has been assumed that meteorological conditions recorded at Farnborough in 2024 are
representative of those at Site in 2027, the earliest anticipated first year of occupation.

= |thas been assumed that the baseline traffic data derived from the Department for Transport
website and traffic surveys undertaken for local roads in 2024 is representative of the
Proposed Development in operation. Traffic data assumptions have been set out in the
projects Transports Consultants, Stantec’s, Transport Assessment.

Baseline Conditions

Sensitive Receptor Locations

Relevant sensitive human receptor locations are places where members of the public might be
expected to be regularly present over the averaging period of the NAQOs. The NO2, PM1o and
PM2s annual mean, 24-hour mean PMiwo and 1-hour mean NO2 NAQO sensitive locations
comprise proposed residences and commercial spaces. When identifying these receptors,
particular attention has been paid to assessing impacts close to junctions, traffic lights and
roundabouts where traffic may become congested, where there is a combined effect of several
road links and routes along which substantial volumes of traffic generated by the Proposed
Development will travel.

Based on these criteria, 5 existing sensitive human receptors and 14 proposed sensitive human
receptors within the Site itself have been identified as worst-case receptors for the operational
phase assessment. The heights of the existing receptors vary and the proposed human receptor
locations have been modelled at a height of 1.5 m, 4.5 m, and 7.5 m. The descriptions, locations
and heights of all sensitive human receptors are described in Appendix 1.3 and shown in Figure
[.3 and 1.4, Appendix I.7.

Concentrations have also been predicted at three of RBC’s passive diffusion tube monitoring

sites (see Table 1.4.1, Appendix |.4) in order to verify the modelled results. Appendix 1.4
provides further details on the verification method.
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954

9.5.5

9.5.6

9.5.7

9.5.8

9.5.9

9.5.10

For the construction dust assessment, all sensitive receptor locations have been considered
within 250 m of the Site, and within 50 m of the likely routes to be taken by construction vehicles
(up to 250 m from the Site entrance) as shown in Figures |.1 and |.2.

The Site

Predicted Background Concentrations at the Site

Estimated background concentrations for the Site have been obtained from the latest 2021-
based national maps provided by DEFRA (DEFRA, 2024b). The Site falls into two grid squares:
X 471500 Y 173500 and X 472500 Y 173500.

The predicted DEFRA background concentrations at the Site are provided in Table 9.4 for 2024,
the latest year for which representative monitoring data is available, and 2027, the earliest
anticipated year for first occupation.

Table 9.4: Estimated Annual Mean Background Concentrations

) Annual Mean (ug/m3)
Year Location
NO2 PMa1o PM2 s
471 173 14.6 12.9 7.9
2024
472 173 13.4 12.8 7.9
471 173 13.4 12.7 7.6
2027
472 173 12.3 12.6 7.7
NAQOs 40 40 20

The background concentrations are all below the relevant NAQOs in both 2024 and 2027.
The Surrounding Area

Ambient Air Quality

Limit Values

The study area does not contain any predicted exceedances of a limit value either in the existing
year (2024) or in future years.

LAQM

RBC has investigated air quality within its area as part of its responsibilities under the LAQM
regime. An AQMA was declared in Reading in 2019 for exceedances of the annual mean NO2
NAQO. The AQMA covers the town centre, areas along all the major radial roads into Reading
(including J11 of the M4) and along railway lines where they pass through built-up areas. The
majority of the Site is located within the AQMA, as shown in Figure |.5.

Local Monitoring Data

NO2

RBC currently undertakes automatic monitoring of NO2 concentrations at four locations in the
borough, two of which are located within 1.5 km of the Site. RBC also undertakes monitoring
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using NO: passive diffusion tubes at 58 monitoring locations across the borough. Monitoring
data for the nearby monitoring sites are described in Table 9.5 and Table 9.6 and their
corresponding locations are shown in Figure 1.6, Appendix |.7.

Table 9.5: Measured Annual Mean NO2 Concentrations 2020 — 2024

; . Within Annual Mean (ug/m3)
Site ID — Name Site Type
YPE T AQMA | 2020 | 2021 | 2022 | 2023 | 2024
Automatic Monitoring Stations

RD1 — Caversham .

Road Roadside Yes 25.0 26.0 27.0 24.0 23.0

Reading Automatic Urban

Urban and Rural Backaround Yes 15.0 20.0 22.0 13.0 11.0

Network (AURN) 9

Passive Diffusion Tubes
RDO02 — 108 Roadside Yes 26.5 28.7 29.4 276 27.8
Caversham Road
- :
RDO11 Roﬁl Kings Roadside Yes 27.9 35.2 32.7 317 30.8
RDO013* - 21A Friars .
Walk, Friars Street Roadside Yes 30.6 37.6 38.8 33.9 28.7
RD014 — 241 .
Gosbrook Road Roadside Yes 22.9 24.1 24.1 21.9 21.7
RD016|50226 Kings Roadside Yes 18.7 21.4 22.0 20.8 19.4
RDO18 _Rigj‘j vastem | poadside Yes 23.7 25.4 24.8 23.9 23.2
*
RDO20" - 33 Roadside Yes 27.0 32.4 30.1 32.9 341

Caversham Road

RDO22 —40 George | o dside Yes 27.2 32.0 33.6 29.5 29.1
Street
RDO26 — 44 Crown Roadside Yes 223 26.8 24.2 21.7 226
Street
RDO30 - 68 George | i adside Yes 18.5 21.9 233 24.2 226
Street
RD040* - Caversham
Road (Old Post Roadside Yes - - - 37.1 31.7
Office)
RDOAL* - Caversham | oo cide Yes - - - 36.1 40.9
Road (Pinnacle)
RDO043 — Charles
Place, 246 Kings Roadside Yes 28.2 30.6 321 30.9 27.8
Road
RDO46 — Frier Street | o dside Yes 285 35.9 38.0 36.7 37.7
(Nandos)

RD047F'|£'S”9 Oak Roadside Yes 20.1 24.1 225 21.1 20.2

RD048 — Malcolm Roadside Yes 40.0 421 433 426 407
Place
RD049 - Malmaison Roadside Yes 29.1 33.6 35.0 33.2 345

RDO052 — Red Cow Roadside Yes 245 28.7 26.9 24.6 24.3

RD054 — Sackville Roadside Yes 236 273 26.8 258 243
Street
RDO055 — Sainsburys .

52.55 Eriar Street Kerbside Yes 30.0 38.2 37.6 38.9 35.0
RDO58 — Sidmouth Roadside Yes 23.2 25.2 25.2 25.0 24.5
Street — Trinity Hall
RDO059 — Station Hill .

(Near Bus Stop WN) Roadside Yes 31.3 32.6 29.0 31.9 32.7
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9.5.12

9.5.13

. . Within Annual Mean (ug/m?)
Site ID — Name Site Type
yp AQMA 2020 2021 2022 2023 2024
RDOGO — Station Hill | o o 4cide Yes 26.9 29.1 27.4 29.8 26.0
(Near Taxi Rank)
RDO61 — Tamar Roadside Yes - - - 36.5 39.6
House
RDOG4 — Wycliffe Roadside Yes 28.5 33.3 31.5 31.3 29.4
Baptist Church
RDO66 — Beldivere Kerbside Yes - - - - 21.8
Road
RD068 — Raffles
House (1a London Kerbside Yes - - - - 24.6
Road)
NAQO 40

Exceedances of the NAQO are highlighted bold.
2020 — 2024 data taken from the RBC 2025 Air Quality Annual Status Report (RBC, 2025)

*Monitoring location used for model verification purposes.

There have been measured exceedances of the annual mean NO2 NAQO between 2020 — 2024
at 2 monitoring locations within 1 km of the Site. However, the closest passive diffusion tube to
the Site, King Oak Flats, has consistently achieved the annual mean NO2 NAQO in the latest
five years. Furthermore, at the majority of monitoring locations described in Table 9.5, there is
a general decreasing trend in measured concentrations over time, which reflects the national
trend (Air Quality Consultants, 2022).

Table 9.6: Measured Exceedances of the Hourly Mean NO2 NAQO 2020 — 2024

Number of Hours > 200 pg/m?

Site ID
2020 2021 2022 2023 2024
RD1 — Caversham Road 0 0 0 (95) 0 0
Reading AURN 0 0 0 0 0

NAQO 18 (hours > 200 ug/m?3)

2020 — 2024 data taken from the RBC 2025 Air Quality Annual Status Report (RBC, 2025)
If the period of valid data is less than 85%, the 99.8th percentile of 1-hour means is provided in brackets.

Table 9.6 shows that there have been no exceedances of the 1-hour mean NO2 NAQO at either
automatic monitoring station located in the vicinity of the Site, between 2020 and 2024.

PMio
RBC undertakes monitoring of PMio at all four automatic monitoring stations in the Borough.
Recent PM1o monitoring data for the two closest automatic monitoring stations to the Site are

shown in Table 9.7 and Table 9.8 below.

Table 9.7: Measured Annual Mean PM1o Concentrations 2020 — 2024.

) Annual Mean PMz1o (ug/m3)
Site ID
2020 2021 2022 2023 2024
RD1 — Caversham Road 20 20 25 21 21
Reading AURN 15 15 16 12 10
NAQO 40 pg/md

2020 — 2024 data taken from the RBC 2025 Air Quality Annual Status Report (RBC, 2025)
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9.5.14

9.5.15

9.5.16

9.5.17

9.5.18

9.5.19

Table 9.8: Measured Exceedances of the 24-hour Mean PM1o NAQO 2020 - 2024.

] PM1o Number of Days > 50 pg/m?3
Site ID
2020 2021 2022 2023 2024
RD1 — Caversham Road 5 2 6 0 2
Reading AURN 0 1 0 0 0
NAQO 35 (days > 50 pg/m?d)

2020 — 2024 data taken from the RBC 2025 Air Quality Annual Status Report (RBC, 2025)

Table 9.7 and Table 9.8 indicate that there have been no exceedances of either the annual
mean or 24-hour mean PM1o NAQOs at the closest PM1o monitoring stations to the Site between
2020 and 2024.

PMo2.s

RBC also undertakes monitoring of PM2s at one automatic monitoring station in the Borough —
Reading Automatic Urban and Rural Network (AURN). The Reading AURN monitoring station
is located in an urban background location approximately 1.2 km southeast of the Site. Recent
PMzs monitoring data for Reading AURN are shown in Table 9.9 below.

Table 9.9 Measured Exceedances of the Annual Mean PM2s NAQO 2020 — 2024.

Annual Mean PMzs (ug/m?3)

Site ID
2020 2021 2022 2023 2024
Reading AURN 8 8 8 7 7
NAQO 20 ug/md

2020 — 2024 data taken from the RBC 2025 Air Quality Annual Status Report (RBC, 2025)

Measured PM2.s concentrations do not exceed the relevant NAQOs for the duration of the 2020
— 2024 monitoring period.

Predicted Background Concentrations in the Study Area
In addition to the background concentrations at the Site, estimated background concentrations
for the wider study area have been obtained from the 2021-based national maps provided by

DEFRA (DEFRA, 2024b)

The DEFRA background concentrations in the wider study area are provided in Table 9.10 for
2023, the baseline year, and 2027, the earliest anticipated year of first occupation.

The background concentrations are all below the relevant NAQOs and limit value in both the
‘existing’ and future year.

Table 9.10: Estimated Annual Mean Background Concentrations

) Modelled Human Annual Mean (ug/m®)
Year Location o .
Receptor/Monitoring Site NO: PMio PM2s
471173 Existing human receptor R05 14.6 12.9 79
Verification site RD047,
existing human receptors R01,
2024 472_173 R02, RO3 and R04 and 13.4 12.8 7.9
proposed receptors P01 to
P14
Verification sites RD002 and
471 174 RDO18 12.8 12.9 8.0
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9.5.21

9.6

9.6.1

9.6.2

9.6.3

9.6.4

) Modelled Human Annual Mean (ug/m®)
Year Location o .
Receptor/Monitoring Site NO: PMio PM2s
471173 Existing human receptor R05 13.4 12.7 76
Verification site RD047,
existing human receptors R01,
2027 472_173 R02, RO3 and R04 and 12.3 12.6 7.7
proposed receptors P01 to
P14
Verification sites RD002 and
471 174 RDO18 11.9 12.6 7.8
NAQOs 40 40 20

Railway Emissions

The Site is located immediately south of railway lines serving Reading railway station. However,
the annual mean NO2 background concentrations at the Site is 13.4 pg/m?® which is below the
relevant NAQO and the LAQM.TG(22) screening threshold of 25 pg/m . As well as this, the
nearby railway lines are electrified and are not included on the list of lines with a heavy traffic of
diesel passenger trains. As such, any air quality impacts are unlikely to be considered significant
in line with LAQM.TG(22) (DEFRA, 2025a).

Baseline Evolution

Baseline concentrations of NOz, PMio and PMzs are predicted to decrease between 2024 and
2027, the earliest possible year for first occupation. Vehicle emission factors and background
concentrations are expected to improve over this period due to technological advances and
national and international regulatory regimes, despite general population growth leading to
traffic increases on the road network. This is supported by the predicted baseline concentrations
in Table 1.5.1 which shows that baseline concentrations decreased from 2024 to 2030.

Primary and Tertiary Mitigation

The primary and tertiary mitigation which has been evaluated as part of the assessment is
outlined below. Any secondary mitigation measures deemed to be required following the
assessment of significant effects are outlined in Section 9.8.

Primary

The energy strategy for the Proposed Development is all-electric, with no proposed combustion
sources. As such, no local air quality impacts are anticipated and the impacts of emissions from
the plant are considered to be not significant. The use of an all-electric energy strategy is a
primary mitigation measure.

In addition, electric vehicle charging facilities will be provided at both the residential and
commercial elements of the Site in line with Building Regulations and RBC requirements.
assumed that construction vehicles will not travel east along Kenavon Drive as it's not included
in the trackout buffer.

Tertiary

Construction

In accordance with Part 4 of the IAQM construction dust guidance, all Non-Road Mobile

Machinery (NRMM) will need to adhere to the engine emission standards in for NO2 and PM1o
outlined in the Road Vehicles and Non-Road Mobile Machinery (Type-Approval) (Amendment

114



Environmental Statement — Volume 1: Main Report @ Stantec
Kings Meadow View

and Transitional Provisions) (EU Exit) Regulations 2022 (UK Statutory Instruments, 2022). This
is considered an integral part of the Proposed Development and will be implemented through a
Construction Environmental Management Plan (CEMP) secured by a suitably worded planning
condition on any permission.

9.6.5 In addition, the following standard mitigation measures from the IAQM guidance (IAQM, 2024)
are recommended for inclusion in a CEMP, taking into account the outcomes of the construction
dust risk assessment (presented in Table 9.12).

Table 9.11: Construction Phase Mitigation Measures

Category Mitigation Measure

Communications Develop and implement a stakeholder communications plan that includes
community engagement before work commences on site.

Display the name and contact details of person(s) accountable for air quality and
dust issues on the site boundary. This may be the environment
manager/engineer or the site manager.

Display the head or regional office contact information.

Management Develop and implement a Dust Management Plan (DMP), which may include
measures to control other emissions, approved by the Local Authority. The DMP
may include monitoring of dust deposition, dust flux, real time PMzio continuous
monitoring and/or visual inspections.

Record all dust and air quality complaints, identify cause(s) and take appropriate
measures to reduce emissions in a timely manner, and record the measures
taken.

Make the complaints log available to the local authority when asked.

Record any exceptional incidents that cause dust and/or air emissions, either
on- of off-site, and the action taken to resolve the situation in the log book.

Hold regular liaison meetings with other high risk construction sites within 250 m
of the site boundary to ensure plans are co-ordinated and dust and particulate
matter emissions are minimised. It is important to understand the interactions of
the off-site transport/deliveries which might be using the same strategic road
network routes.

Monitoring Undertake daily on-site and off-site inspections, where receptors (including
roads) are nearby, to monitor dust, record inspection results, and make the log
available to the local authority when asked. This should include regular dust
soiling checks of surfaces such as street furniture, cars and window sills within
100 m of the site boundary, with cleaning to be provided if necessary.

Carry out regular site inspections to monitor compliance with the DMP, record
inspection results, and make an inspection log available to the local authority
when asked.

Increase the frequency of site inspections by the person accountable for air
quality and dust issues on site when activities with a high potential to produce
dust are being carried out and during prolonged dry or windy conditions.

Agree dust deposition, dust flux, or real-time PMio continuous monitoring
locations with the local authority. Where possible, commence baseline
monitoring at least three months before work on a phase commences.

Preparing and Plan site layout so that machinery and dust causing activities are located away
maintaining the site | from receptors, as far as is possible.

Erect solid screens or barriers around dusty activities or the site boundary that
are at least as a high as any stockpiles on site.

Fully enclose site or specific operations where there is a high potential for dust
productions and the site is active for an extensive period.

Avoid site runoff of water of mud.

Keep site fencing, barriers and scaffolding clean using wet methods.
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Category Mitigation Measure

Remove materials that have a potential to produce dust from site as soon as
possible, unless being re-used on site. If they are being re-used on-site, cover
as described below.

Cover, seed or fence stockpiles to prevent wind whipping.

Operating Ensure all vehicles switch off engines when stationary — no idling vehicles.
vehicle/machinery
and sustainable
travel

Avoid the use of diesel or petrol powered generators and use mains electricity
or battery powered equipment where practicable.

Impose and signpost a maximum speed limit of 15 mph on surfaced and 10 mph
on unsurfaced haul roads and work areas (if long haul routes are required these
speeds may be increased with suitable additional control measures provided,
subject to the approval of the nominated undertaker and with the agreement of
the local authority, where appropriate).

Produce a Construction Logistics Plan to manage the sustainable delivery of
goods and materials.

Implement a Travel Plan that supports and encourages sustainable travel (public
transport, cycling, walking and car sharing).

Operations Only use cutting, grinding or sawing equipment fitted or in conjunction with
suitable dust suppression techniques such as water sprays or local extraction,
e.g. suitable local exhaust ventilation systems.

Ensure an adequate water supply on the site for effective dust/particulate matter
suppression/mitigation, using non-potable water where possible and
appropriate.

Use enclosed chutes and conveyors and covered skips.

Minimise drop heights from conveyors, loading shovels, hoppers and other
loading or handling equipment and use fine water sprays on such equipment
wherever appropriate.

Ensure equipment is readily available on site to clean any dry spillages, and
clean up spillages as soon as reasonably practicable after the event using wet
cleaning methods.

Waste management | Avoid bonfires and burning of waste materials.

Demolition Soft strip inside buildings before demolition (retaining walls and windows in the
rest of the building where possible, to provide a screen against dust).

Ensure effective water suppression is used during demolition operations. Hand
held sprays are more effective than hoses attached to equipment as the water
can be directed to where it is needed. In addition, high volume water suppression
systems, manually controlled, can produce fine water droplets that effectively
bring the dust particles to the ground.

Avoid explosive blasting, using appropriate manual or mechanical alternatives.

Bag and remove any biological debris or damp down such material before
demolition.

Earthworks Re-vegetate earthworks and exposed areas/soil stockpiles to stabilise surfaces
as soon as practicable.

Use Hessian, mulches or tackifiers where it is not possible to re-vegetate or
cover with topsoil, as soon as practicable.

Only remove the cover in small areas during work and not all at once.

Construction Avoid scabbling (roughening of concrete surfaces) if possible.

Ensure sand and other aggregates are stored in bunded areas and are not
allowed to dry out, unless this is required for a particular process, in which case
ensure that appropriate additional control measures are in place.

Ensure bulk cement and other fine powder materials are delivered in enclosed
tankers and stored in silos with suitable emission control systems to prevent
escape of material and overfilling during delivery.
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9.7

9.7.1

9.7.2

Category Mitigation Measure

For smaller supplies of fine powder materials ensure bags are sealed after use
and stored appropriately to prevent dust.

Trackout Use water assisted dust sweepers on the site access and local roads, to remove,
as necessary, any material trackout out of the site. This may require the sweeper
being continuously in use.

Avoid dry sweeping of large areas.

Ensure vehicles entering and leaving the site are covered to prevent escape of
materials during transport.

Inspect on-site haul routes for integrity and instigate necessary repairs to the
surface as soon as reasonably practicable.

Record all inspections of haul routes and any subsequent action in a site log
book.

Install hard surfaced haul routes, which are regularly damped down with fixed or
mobile sprinkler systems, or mobile water bowsers and regularly cleaned.

Implement a wheel washing system (with rumble grids to dislodge accumulated
dust and mud prior to leaving the site where reasonably practicable).

Ensure there is an adequate area of hard surfaced road between the wheel wash
facility and the site exit, wherever site size and layout permits.

Access gates to be located at least 10 m from receptors where possible.

Operation

Sustainable travel to and from the Site will be encouraged through a Framework Travel Plan
submitted in support of the Outline Planning Application. This plan seeks to minimise vehicle
movement to the Site and facilitate active sustainable models of transport. The plan is
considered tertiary mitigation but will include several key primary mitigation measures which are
outlined in the Transport Assessment. The measures identified in the Plan are not exhaustive
and it is envisaged that the additional measures may be identified as the design of the Proposed
Development develops in later stages.

Assessment of Significant Likely Effects

Demolition and Construction Dust Impacts
Screening Assessment

There are a number of existing sensitive human receptors (including residential properties, a
school and a nursery) located within 250 m of the Site boundary and within 50 m of the likely
routes that will be used by demolition and construction vehicles. As such, further assessment
of the risk of dust soiling and PM1o emissions at human receptor locations is required.

There are no sensitive ecological receptors located within 50 m of the Site boundary or within
50 m of the likely routes that will be used by demolition and construction vehicles. The closest
designated ecological site to the Site is located over 2.5 km from the Site boundary. As such,
the potential for impacts on ecological receptors as a result of dust soiling can be screened out
as being ‘not significant'.
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9.7.3

9.7.4

9.7.5

9.7.6

Further Assessment

Dust Emission Magnitude

The dust emissions magnitude of demolition, earthworks and construction activities and as a
result of trackout have been determined in Table 9.12 below based the criteria shown in Table

[.1.1, Appendix I.1

Table 9.12; Dust Emissions Magnitudes

Activity Magnitude Justification

Demolition Large The Site currently includes the existing Forbury Retail Park and
associated car parking. Demolition activities are not expected to
occur more than 10 m above ground; however, the demolition of
the retail park and car park has the potential to exceed 75,000 m3
of material and may utilise on-site crushing. Therefore, the dust
emission magnitude of demolition activities is judged to be ‘large’
as a precautionary measure.

Earthworks Medium Proposed earthworks activities comprise clearance of
vegetation, soil preparation and landscaping across an area
between 18,000 m? and 110,000 m?. The soil at the Site is largely
classified as loamy and clay soils (Cranfield University, 2025)
which are considered to be moderately dusty, particularly during
periods of dry weather. Based on this, the dust emission
magnitude of earthworks activities is judged to be ‘medium’.

Construction Large The total building volume to be constructed is expected to be
greater than 75,000 m3. Construction materials will comprise a
mixture of material including those with a high potential for dust
release, such as concrete, as well as those with a lower dust
potential such as metals and timber. Based on this, the dust
emission magnitude of construction activities is judged to be
‘large’.

Trackout Large The number of HDVs that will exit the Site is currently unknown
but will vary depending upon the processes occurring at any one
time. Due to the nature of the Site, there could be an unpaved
road length greater than 100 m in length comprising moderately
dusty surface material. Based on this, the dust emission
magnitude of trackout is judged to be ‘large’ as a precautionary
measure.

Area Sensitivity

The area sensitivity to dust soiling and human health impacts has been determined based on
the criteria shown in Appendix |.1. The IAQM demolition and construction band criteria used to
determine the sensitivity of the local area is shown in Figures I.1 and |.2, Appendix I.7.

Residential properties are classed as 'high sensitivity' receptors to human health impacts as
well as dust soiling, based on the IAQM guidance (IAQM, 2024) (Appendix |.1). There are
between 10 and 100 residential properties located within 20 m of the Site boundary; as such,
the sensitivity of the area surrounding the Site to human health impacts and dust soiling is
judged to be ‘high’.

The IAQM guidance indicates that potential impacts of trackout should be considered for
sensitive receptors within 50 m of the route used by construction vehicles within a distance of
up to 250 m from the site entrance. The demolition and construction traffic routing is currently
assumed not to travel east along Kenavon Drive which is not included in the trackout buffer
shown in Figure |.2. There are more than ten residential properties located within 20 m of roads
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9.7.7

9.7.8

9.7.9

9.7.10

9.7.11

9.7.12

extending up to 250 m of the Site. As such, the sensitivity to dust soiling of the area surrounding
roads along which material may be tracked is judged to be ‘high’.

The IAQM also defines residential properties as being 'high sensitivity' receptors to human
health impacts (see Table 1.1.2, Appendix |.1). PMio concentrations at existing residential
properties within the study area are anticipated to be similar to those predicted by DEFRA at
the Site (see Table 9.4) in 2027, the year construction is proposed to commence (i.e. 12.6 —
12.7 pg/m3). Based on the maximum predicted 2024 PMio concentration at the Site, and the
number of proposed sensitive receptors that may be situated within 20 m of the site boundary
and roads used for trackout, the sensitivity to human health impacts of the areas surrounding
the Site and the area surrounding roads along which material may be tracked are judged to be
‘low’.

Risk of Impacts

The risk of construction dust impacts, without mitigation, have been defined based on the
criterion shown in Table 1.1.6, Appendix I.1 and are presented in Table 9.13.

Table 9.13: Risk of Construction Dust Impacts without Mitigation

Risk
Potential Impact
Demolition Earthworks Construction Trackout
Dust Soiling High Risk Medium Risk High Risk High Risk
Human Health Medium Risk Low Risk Low Risk Low Risk

The tertiary mitigation measures presented in Table 9.11 have been identified using the risk of
construction dust impacts above.

Construction Road Traffic Emission Impacts
Screening Assessment

At present, detailed information regarding the construction methodology for the Proposed
Development, specific activities and traffic movements is not available. However, a CEMP will
outline measures to control and minimise the risk of adverse effects from construction activities.
The CEMP will be submitted to RBC for their approval. The CEMP will consider Heavy Goods
Vehicles (HGV) and other construction traffic movements, including details of routing and times
of movements. HGV access will be prevented or minimised, where possible, on traffic sensitive
roads, residential streets, congested roads, or unsuitable junctions.

Vehicle movements associated with access, demolition and construction will vary throughout
the construction programme, with short periods of peak HGV movements associated with
demolition and the delivery of materials during the construction phase. However, when the HGV
movements are averaged over a full year period (AADT), these will be significantly lower than
peak movements.

Moreover, vehicle movements associated with construction are typically significantly lower than
the number of vehicle movements associated with operation of the Proposed Development,
which has been considered in section 0. As the Site currently exists as a retail park, there is
expected to be a net reduction in trips to the Site during the construction phase when compared
to the existing use.
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9.7.13

9.7.14

9.7.15

9.7.16

9.7.17

9.7.18

9.7.19

Together with the implementation of the CEMP, the impacts of construction vehicle movements
on human health receptors in the local area are considered to be temporary and ‘not
significant’ and have therefore been scoped out of this assessment.

Operational Road Traffic Emission Impacts
Screening Assessment

The Proposed Development is expected to generate additional traffic during the operational
phase, which will result in an increase of over 100 AADT on multiple roads in the Reading
AQMA, thus exceeding the EPUK & IAQM screening criteria (see Appendix 1.3). As such, it is
not likely to be possible to screen out the potential for significant impacts from operational traffic
generated by the Proposed Development on existing sensitive properties and a detailed
assessment has been presented in the following section.

Detailed Assessment

Predicted concentrations of NO2, PM1o and PMzs at existing sensitive human receptors, both
without and with the Proposed Development in place, are presented in Table [.5.2 to 1.5.4,
Appendix .5 and shown in Figure 1.4, Appendix I.7. The 2030 DM scenario predicted
concentrations include 2027 background concentrations, emissions from existing road traffic,
other committed developments and traffic growth up to the year 2030. The 2030 DS scenario
predicted concentrations include 2027 background concentrations, emissions from existing road
traffic, traffic generated by the fully built-out Proposed Development, other committed
developments and traffic growth up to the year 2030.

The future predicted NO2, PM1o and PMzs concentrations both without and with the Proposed
Development in place are below the relevant annual mean NAQOs at all existing sensitive
human receptors in the study area. Furthermore, predicted annual mean NO2 concentrations
are below 60 pg/m? at all existing receptors, indicating that exceedances of the 1-hour mean
NOz2 NAQO are not likely, and the predicted annual mean PMio concentrations are below
32 pg/m? at all existing receptors, indicating that exceedances of the 24-hour mean PM1o NAQO
are not likely.

NO, Concentrations

The largest increase in annual mean NO:2 concentration associated with the Proposed
Development is predicted at receptor RO1, Forbury Gardens Day Nursery. The predicted NO2
contribution associated with the Proposed Development at RO1 is 0.04 pg/ms3, 0.10% of the
annual mean NAQO. As the total predicted NO2z concentration in the DS scenario at RO1 is 14.1
pg/mé, this is classified as a ‘negligible’ impact in line with the EPUK & IAQM guidance.

The highest predicted annual mean NO:2 concentration in the DS scenario is 17.8 ug/ms, or 44%
of the annual mean NAQO, at receptor R04 which represents the Biscuit Factory Apartments.
The predicted NO2 contribution from the Proposed Development at receptor R04 is 0.01 pg/m3.
This is classified as a ‘negligible’ impact in line with the EPUK & IAQM guidance.

Overall, the changes in annual mean NO2 concentrations (when rounded to the nearest whole
number) are 0% at all modelled receptor locations. Using the criteria outlined in Table 9.3, the
impacts on predicted annual mean NO2z concentrations are described as ‘negligible’ at all
existing sensitive receptors.
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9.7.20

9.7.21

9.7.22

9.7.23

9.7.24

9.7.25

9.7.26

9.7.27

9.7.28

PMio Concentrations

The largest increase in annual mean PMio concentration associated with the Proposed
Development is predicted at receptor RO1, Forbury Gardens Day Nursery. The predicted PM1o
contribution associated with the Proposed Development at RO1 is 0.02 pg/m3, 0.05% of the
annual mean NAQO. As the total predicted PMio concentration in the DS scenario at RO1 is
13.4 ug/m3, this is classified as a ‘negligible’ impact in line with the EPUK & IAQM guidance.

The highest predicted annual mean PMio concentration in the DS scenario is 15.1 pg/mé3, or
38% of the annual mean NAQO, at receptor R0O4 which represents the Biscuit Factory
Apartments. The predicted PMio contribution from the Proposed Development at receptor R04
is 0.01 pg/m3. This is classified as a ‘negligible’ impact in line with the EPUK & IAQM guidance.

Overall, the changes in annual mean PMio concentrations (when rounded to the nearest whole
number) are 0% at all modelled receptor locations. Using the criteria outlined in Table 9.3, the
impacts on predicted annual mean PMio concentrations are described as ‘negligible’ at all
existing sensitive receptors.

PM.s Concentrations

The largest increase in annual mean PMzs concentration associated with the Proposed
Development is predicted at receptor RO1, Forbury Gardens Day Nursery. The predicted PMzs
contribution associated with the Proposed Development at RO1 is 0.01 pg/m3, 0.05% of the
annual mean NAQO. As the total predicted PM2s concentration in the DS scenario at RO1 is 8.1
pg/mé, this is classified as a ‘negligible’ impact in line with the EPUK & IAQM guidance.

The highest predicted annual mean PM2s concentration in the DS scenario is 9.0 pg/ms, or 45%
of the annual mean NAQO, at receptor R04 which represents the Biscuit Factory Apartments.
The predicted PM2.s contribution from the Proposed Development at receptor R04 is 0.01 pg/m3.
This is classified as a ‘negligible’ impact in line with the EPUK & IAQM guidance.

Overall, the changes in annual mean PMzs concentrations (when rounded to the nearest whole
number) are 0% at all modelled receptor locations. Using the criteria outlined in Table 9.3, the
impacts on predicted annual mean PM2s concentrations are described as ‘negligible’ at all
existing sensitive receptors.

Summary

Overall, the magnitude of impacts on predicted annual mean NO2, PMioc and PMo:s
concentrations can be described as negligible at all five existing sensitive receptors. All
receptors are considered to be of high sensitivity. As such, the effect of operational road traffic
associated with the Proposed Development on existing human sensitive receptors is considered
to be to be ‘not significant’.

Emissions from the Proposed Basement Car Park

As outlined in the EPUK/IAQM guidance, a ventilation extract for the car park must be situated
within 20 m of a relevant receptor for a detailed air quality assessment of the exhaust emissions
to be required, and the car park must see more than 100 vehicle movements per day (in and
out).

The total vehicular movements associated with the basement car park at the Site is
approximately 616 AADT, thereby exceeding the EPUK & IAQM criteria outlined above.
However, as the ventilation strategy for the proposed basement car park is currently unknown,
further assessment cannot be undertaken at this stage and has been scoped out of this Chapter.
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Should mechanical ventilation be proposed within the car park, it is recommended that an
assessment of exhaust emissions associated with the basement car park is undertaken at the
detailed design stage, and that this is controlled via a suitably worded planning condition.
Following detailed assessment, appropriate mitigation should be recommended to offset any air
quality impacts arising from the exhaust emissions. Should a natural ventilation strategy be
adopted for the basement car park, further assessment will not be required.

Site Suitability
Screening Assessment

9.7.29 While nearby monitored concentrations are generally well below the relevant NAQOs, the Site
is located within the Reading AQMA and nearby to several major roads which will see increases
in traffic resulting from the Proposed Development. Additionally, proposed roads within the Site
will see a significant amount of traffic through the operational phase of the Proposed
Development. Therefore, a detailed assessment of the suitability of the Site for the proposed
residential end-use has been presented in the following section.

Further Assessment

9.7.30 Predicted concentrations have been modelled at 14 proposed sensitive human receptors within
the Proposed Development, as presented in Table 1.6.1, Appendix |.6 and shown in Figure |.5,
Appendix I.7. Annual mean NO2 concentrations have also been predicted across a 300 m x
300 m Cartesian centred on the Site at a height of 1.5 m in the year 2030, as presented in
Figure 1.7, Appendix I.7.

9.7.31 The predicted annual mean NO2, PM1o and PMzs concentrations are well below the relevant
NAQO / limit value at all proposed sensitive receptor locations and heights in the 2030 scenario.
Furthermore, predicted annual mean NO2 concentrations are below 60 pg/m? at all proposed
sensitive receptor locations, indicating that exceedances of the 1-hour mean NO2 NAQO are
unlikely. The predicted annual mean PMio concentrations are also below 32 pg/m? at all
proposed sensitive receptor locations, suggesting exceedances of the 24-hour mean PMio
NAQO are unlikely.

9.7.32 Therefore, the air quality conditions at the Site are considered suitable for the proposed end
uses and the effect of existing air quality on future users of the Proposed Development is
considered to be ‘not significant’.

Consideration of PM25

9.7.33 In terms of how PMzs has influenced the selection of the Site, the maximum DEFRA estimated
background PM2zs concentration at the Site in the existing year (2024) is 7.9 pg/m? and in the
anticipated opening year (2027) is 7.6 pg/m3. Also, the predicted PM2s concentrations at
modelled proposed receptor locations are well below the annual mean concentration target of
10 pg/m3. The PMazs concentrations are therefore well below the 2040 annual mean
concentration target of 10 pg/ms.

9.7.34 The Proposed Developments energy strategy is all-electric, with no proposed combustion
sources, and the impacts of additional road traffic associated with the Proposed Development

on PMzs concentrations are considered to be ‘negligible’, there are considered to be no
significant sources of PM2.s emissions or its precursors from the Proposed Development.

9.8 Secondary Mitigation and Enhancement
Construction Phase

9.8.1 No additional mitigation for the construction phase is required.
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9.8.2

9.8.3

9.9

9.9.1

9.9.2

9.10

9.10.1

9.10.2

9.11

9.11.1

9.12

9.12.1

Operational Phase

The impacts of road traffic emissions associated with the Proposed Development on local air
quality are considered to be ‘not significant’ and therefore no further mitigation is considered
to be required. The impacts of existing air quality on future users of the Proposed Development
are considered ‘not significant’ and therefore no mitigation is considered to be required.

Notwithstanding this, a Travel Plan will be prepared for the Proposed Development, although
the effect of this plan cannot be quantified at this stage.

Residual Effects
Construction Phase

As no secondary mitigation or enhancement is required for the construction phase, the residual
effects remain the same as those reported in Section 9.7 and are considered to be ‘not
significant’.

Operational Phase

As no secondary mitigation or enhancement is required for the operational phase, the residual
effects remain the same as those reported in Section 9.7 and are considered to be ‘not
significant’.

Cumulative Assessment
Construction Phase

There is the potential for the Proposed Development to be in construction at the same time as
other consented developments in the local area. However, demolition and construction work
would have to be taking place concurrently in proximity to a receptor for cumulative effects to
occur, which is considered unlikely. In addition, all consented development will require robust
dust management procedures and construction vehicle routing strategies to prevent significant
effects and it is considered that these will be adequate to prevent the risk of significant in-
combination effects associated with construction dust and construction traffic. As such, no
cumulative construction phase impacts are predicted, and the overall cumulative effect is
considered ‘not significant’.

Operational Phase

The cumulative impacts of the Proposed Development and committed developments in the local
area are inherently considered within this chapter via the inclusion of committed developments
and traffic growth in the 2030 without the Proposed Development (DM) and with the Proposed

Development (DS) traffic data scenarios. As such, no cumulative operational road traffic effects
phase impacts are predicted, and the overall cumulative effect is considered ‘not significant’

Monitoring

The assessment has demonstrated that residual effects from the Proposed Development on air
quality are considered ‘not significant’, therefore no monitoring is required.

Summary

The air quality impacts associated with the proposed redevelopment of land at Forbury Retail
Park have been assessed. The Site is located within the administrative boundary of Reading
Borough Council (RBC).
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9.12.2

9.12.3

9.12.4

9.12.5

9.12.6

9.13

RBC has declared one Air Quality Management Area (AQMA) in its administrative area for
exceedances of the annual mean nitrogen dioxide (NO2) National Air Quality Objective (NAQO).
The AQMA covers Reading town centre, areas along all the major radial roads into Reading
(including J11 of the M4) and along railway lines where they pass through built-up areas. The
Site is partially located within the AQMA, however nearby monitored concentrations suggest
that concentrations are below the relevant NAQOs across the Site.

The construction activities associated with the Proposed Development have the potential to
create dust. During construction, it is recommended that a package of mitigation measures is
put in place in accordance with the Institute of Air Quality Management (IAQM) guidance to
minimise the risk of elevated particulate matter (PMio) concentrations and dust soiling in the
surrounding area. With mitigation in place the construction impacts are judged as being ‘not
significant’.

The impacts of road traffic associated with the operational phase of the Proposed Development
on local air quality have been assessed. Overall, the impacts on predicted annual mean NOz,
PMio and PM2s concentrations can be described as negligible at all five existing sensitive
human receptors. As such, the impact of operational road traffic associated with the Proposed
Development on existing human sensitive receptors are judged as ‘not significant’. No
secondary mitigation or enhancement is considered necessary.

Concentrations of NO2, PMio and PMzs have been predicted for a number of worst-case
locations representing future receptor locations within the Site during the Proposed
Development’s operational phase. Predicted concentrations are well below the relevant NAQOs
at all proposed receptor locations. The Site is therefore considered to be suitable for residential
development and no secondary mitigation or enhancement is considered necessary.

There are not predicted to be any significant air quality effects as a result of the Proposed
Development, and the Proposed Development is considered to be in accordance with the
requirements of the National Planning Policy Framework (NPPF), and relevant local and
national guidance regarding air quality.
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10

10.1

10.1.1

10.1.2

10.2

10.2.1

10.2.2

10.2.3

Built Heritage

Introduction

This Built Heritage chapter provides an assessment of the likely significant effects of the
Proposed Development on heritage (the historic environment) assets (hereafter ‘receptors’).
The chapter describes the significance (or ‘value’) of any heritage receptors that may be
affected by the Proposed Development, including any contribution to significance made by
their setting. Montagu Evans has prepared this chapter in accordance with Regulation 18(5) of
the Town and Country Planning (Environmental Impact Assessment) Regulations 2017, as
amended. A statement outlining the relevant expertise and qualifications of competent experts
appointed to prepare this ES is provided in Appendix A.3.

The assessment as a whole is informed by visual tools, including a zone of theoretical visibility
(ZTV), non-verified massing studies and accurate visual representations (‘AVRSs’), which are
contained in the appendices of the TVIA Chapter.

Policy Context, Legislation, Guidance and Standards

The following section sets out the planning policy context for the Site and for the context of the
assessment process.

National Legislation and Policy
Planning (Listed Buildings and Conservation Areas) Act 1990

The Site does not comprise any statutorily listed buildings and nor is it located in a
conservation area. There are statutorily listed buildings which have been identified in the study
area which may experience a change to their heritage value as a result of the Proposed
Development changing their setting. The relevant statutory provision is Section 66(1) of the
1990 PLBCA Act which states:

“In considering whether to grant planning permission for development which affects a listed
building or its setting, the local planning authority or, as the case may be, the Secretary of
State shall have special regard to the desirability of preserving the building or its setting or any
features of special architectural and historical interest which it possesses.”

National Policy

The development plan is supported by the planning policies set out in the NPPF. The relevant
provisions are set out at Table 10.1.

Table 10.1: National Planning Policy Relevant to Built Heritage

National Policy Key Provisions

Chapter 16 (Conserving and enhancing the historic environment):
Paragraph 207
Paragraph 208
Paragraph 210
Paragraph 212-215
Paragraph 216
Paragraph 219

National Planning
Policy Framework
(NPPF) 2024
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10.2.4

10.2.5

Local Policy
Reading Borough Local Plan (2019)

Section 38(6) of the Planning and Compulsory Purchase Act 2004 stipulates that where in
making any determination under the Planning Acts, regard is to be had to the development
plan, and the determination must be made in accordance with that plan unless material
considerations indicate otherwise. The statutory development plan and the policies relevant to
the assessment of heritage matters are set out at Table 10.2 below.

Table 10.2: Development Plan Policy Relevant to Built Heritage

Development Plan

Policy Key Provisions

Policy CC6: Accessibility and the Intensity of Development

Policy CC7: Design and the Public Realm

Policy EN1 Protection and Enhancement of the Historic Environment

Policy EN4 Locally Important Heritage Assets

Reading Local Plan
(2019) Policy EN5 Protection of Significant Views with Heritage Interest

Policy EN6 New Development in a Historic Context

Policy CR13: East Side Major Opportunity Area

Policy CR13b: Forbury Retail Park

Policy Guidance

In addition to legislation and policy, the assessment will take into consideration relevant
planning guidance and any material considerations, including:

= National Planning Practice Guidance (online);

= Historic England, Historic Environment Good Practice Advice in Planning Note 2:
Managing Significance in Decision-Taking in the Historic Environment (2015)

= Historic Environment Good Practice Advice in Planning Note 3: The Setting of Heritage
Assets (2017);

= Historic England Advice Note 4: Tall Buildings (2022);

= |[EMA, CIfA and IHBC (2021) Principles for Cultural Heritage Impact Assessment
= Market Place/London Street Conservation Area Appraisal (2007)

= Reading Borough Council, Eldon Square Conservation Area Appraisal (2015);

= Reading Borough Council Proposals Map (Adopted 2019);

= City Centre Framework SPD (2008);
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10.2.6

10.2.7

10.2.8

10.2.9

= The Reading Prison Framework (2015);
= Significant Views with Heritage Interest assessment (2018);
= Reading Tall Building Strategy (2008);

= Reading Tall Building Strategy Update (2025).
Policy Discussion

The Site is located within an area of evolving change and major regeneration. This planning
context is an important material consideration to the decision maker. The development plan
identifies the Site as being within the East Side Major Opportunity Area, Forbury Retail Park
(Policy CR13). The Reading Local Plan (2019) defines one of the main visions for this area as
follows:

“One of the main purposes of the designation of this area as the East Side is the creation of a
more urban feel to what is currently a low-density area of buildings which do not relate well to
the streets and spaces. Therefore, development should be of a more urban form, for example
perimeter blocks. “

For the specific area in which the Site is located, Forbury Retail Park, the development plan
outlines the following criteria:

“CR13b, Forbury Retail Park: The site would be the focus of the new residential community,
and, alongside residential, additional retail, leisure and community uses at a scale to serve the
Kenavon Drive area would be appropriate. It should include a new area of open space and
enhance the frontage to the canal, including a buffer zone to the top of the canal bank to
reflect its wildlife significance. Implementing this policy may involve complete redevelopment
or using new additional development to improve the existing urban form of the area. Some
parts of the site are likely to be implemented in the long term.”

RBC Local Plan Policy EN1 states that:

“All proposals will be expected to protect and where possible enhance the significance of
heritage assets and their settings, the historic character and local distinctiveness of the area in
which they are located. Proposals should seek to avoid harm in the first instance. Any harm to
or loss of a heritage asset should require clear and convincing justification, usually in the form
of public benefits.”

Policy EN4 of Reading’s Local Plan, in reference to non-designated heritage asset, states
that:

“Development proposals that affect locally important heritage assets will demonstrate that
development conserves architectural, archaeological or historical significance which may
include the appearance, character and setting of the asset.”

10.2.10 The extant development plan policies are consistent with the NPPF.

10.2.11 Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires

that for development which affects a listed building or its setting the decision maker shall have
‘special regard to the desirability of preserving the building or its setting or any features of
special architectural or historic interest which it possesses.’ The effect of that provision is that
the desirability of preserving the setting of a listed building must be treated as a matter of
‘considerable importance and weight’,3° with such a duty presenting a ‘strong presumption’

30 Barnwell v East Northamptonshire District Council [2014] EWCA Civ 137
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against a grant of planning permission where harm to a designated heritage asset is
identified. 3!

10.2.12 Setting is not an asset in its own right. ‘Its importance lies in what it contributes to the
significance of the heritage asset or to the ability to appreciate that significance.’32 The Setting
of Heritage Assets (hereafter ‘GPA3’) provides ‘advice on understanding setting and how it
may contribute to the significance of heritage assets.’33 It recommends a staged approach to
proportionate decision taking.

10.2.13 If, having carried out stages one and two, a proposed development is held to cause harm to
the significance of a designated heritage asset, the NPPF stipulates it be categorised as either
‘less than substantial’ or ‘substantial’.3* The NPPF does not define ‘substantial’, and national
guidance simply states it is a ‘high test.’3® Lord Justice Lindblom, in the Court of Appeal,
stated: ‘what amounts to "substantial harm" or "less than substantial harm" in a particular case
will always depend on the circumstances’, based on ‘matters of fact and planning judgment.’36

10.2.14 A separate Court of Appeal judgement confirmed that where a development would affect a
listed building or its setting in different ways, some positive and some negative, the decision
maker may conclude that although each of the effects has an impact, taken together there is
no overall adverse effect on the listed building.3” This approach was upheld by Lord Justice
Lindblom who stated that the NPPF policies ‘do not preclude a balancing exercise as part of
the decision-making process.’3® Where public benefits - including heritage benefits - outweigh
the identified harm, then permission may be granted subject to a proportionate assessment
being undertaken.

Emerging Local Plan

10.2.15 The Council agreed in March 2023 to undertake a partial review of its adopted Local Plan
(2019), following the publication of the NPPF 2021 (now 2024). The 2024 revision of the
NPPF included updates in relation to local housing needs and updates to the standard
methodology for calculating housing needs, pertinent to urban centres including Reading.

10.2.16 The Council's review of the adopted Local Plan included updates to the Site allocation for
Forbury Retail Park. The previous allocation included the retail park, the McDonalds site to the
east and the Huntley Wharf Site. The update recognises that the Huntley Wharf Site has come
forward and excludes this Site from the allocation. This means that the Council has tweaked
the indicative potential dwellings for the allocation, as set out in the new policy wording below:

"Allocation CR13b Forbury Retail Park: This site would be the focus of the new residential
community, and, alongside residential, additional retail, leisure and community uses at a scale
to serve the Kenavon Drive area would be appropriate. It should include a new area of open
space. Implementing this policy may involve complete redevelopment or using new additional
development to improve the existing urban form of the area. Some parts of the site are likely
to be implemented in the long term.

31 South Lakeland District Council v Secretary of State for the Environment and Another [1992] 2 AC 141

32 Historic England, The Setting of Heritage Assets, Historic Environment Good Practice Advice in Planning Note
3, 2nd edn (Swindon: Historic England, 2017) p4

33 |hid. p1
34 MHCLG, National Planning Policy Framework, rev. edn (London: HMSO, 2024)

35 DLUHC and MHCLG, National Planning Policy Guidance: Historic Environment
<https://www.gov.uk/guidance/conserving-and-enhancing-the-historic-environment>

36 Bramshill v SSHCLG [2021] EWCA Civ 320
37 palmer v Herefordshire Council & ANOR [2016] EWCA Civ 1061
38 Bramshill v SSHCLG [2021] EWCA Civ 320
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Site size: 3.98
Indicative Potential: 870-1,300 dwellings, no net gain of retail."

10.2.17 As a result of the exclusion of the Huntley Wharf site from the allocation, the number of
indicative potential dwellings has been reduced. The significant reduction in Site area,
however, has resulted in an increase in indicative dwellings per hectare.

10.2.18 The plan review also includes amendments to some of the policies outlined earlier in this
section, including Policy NE1, EN4 and CR10. The amendments made to these policies are
not material to this application.

10.2.19 The weight afforded to the advanced stage of the Reading Local Plan Review is set out by the
Planning Statement accompanying this planning application.

10.2.20 As part of the emerging documents, there has also been a 2025 update to the Reading Tall
Building Note (2008) which has set out a number of changes for the character area in which
the Site is located, Character Area 10: Forbury Retail Park. Those changes pertinent to the
assessment of heritage are outlined in Table 10.3 below:

Table 10.3: 2025 Updates to the Reading Tall Building Strategy.

Consideration

Original Tall Building Strategy
Comment (2008)

2025 Tall Building Strategy
Update

Architectural Style

Buildings are predominantly
late 20" century, corrugated

iron and plastic clad retail units.

Some of the retail warehouse
units remain present, although
others have been replaced by
recent residential development in
the form of modern apartments
and townhouses, with the height
across the area gradually
increasing from east to west.

Key views within the character
are

From Kenavon Drive to the red
brick wall and facade of
Reading Prison.

Longer range views to the prison
are largely obscured by Huntley
Wharf.

Key views into the character
area

From the elevated position of
Caversham Park, Balmore
Park and Horse Close, built
form within the character area
contributes

The changing development within
the Character Area has altered
the view to a degree.

Landmark structures and
existing tall buildings

Although a number of tall
warehouses are present within
the character area, their
frequency results in none of
them being

Large blocks of flats within
Huntley Wharf have significantly
increased the height and serve as
landmarks. Most blocks are 7-8
storeys in height and there are
three 11 storey buildings.

10.3 Consultation

10.3.1 A planning application (ref.230822) was submitted to the Council on the 8t °f June 2023 and
confirmed as valid on the 14" of September 2023.The assessment scope is based on the
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Scoping Report submitted to the Council on the 24th February 2023 (ref. 230243) and
subsequent response from RBC. Table 10.4 summarises the consultation comments received
from RBC and where the comments have been addressed within the assessment.

Table 10.4: Summary of Consultation

. . Where it has been
Summary of issues | How it has been e
addressed within

raised during dealt within this .
. the chapter (if
consultation chapter .
applicable)

Consultation
(Who and Date)

A number of meetings
were held with RBC in
relation to the design of
the scheme which led to a
design review of the
scheme and a number of
changes to the design,
which are summarised
below.

These are relevant to the
assessment of heritage
impacts given the
changes to building
heights and other design

mitigation measures.

Reduction in maximum
building heights adjacent
to the railway and facing

Kings Meadow: The
building heights previously
proposed in the

An assessment of
the Proposed
Development (which

application ranged from has_incorporated the
design changes as a

Pre-Application six to 12 storeys, with the it of thi
meetings with RBC | blocks along the north | esult of this
dated March 2024- | boundary comprising two | €n92gement),
against the relevant

October 2024. eight storey buildings, .
three 12 storey buildings herltr?lge . .
considerations is

and an 11-storey building. |’ ;
RBC did not support the mcIuded. at Section
proposed maximum 1'7. O.f this Chapter.

building heights as they | 11is includes

reached the 12-storey
definition of a tall building,
and mindful that (given the
Site's is located ion
outside of the tall building
zones identified in the
Local Plan tall building
zones). Concerns were
also raised in relation to
the concentration of height
along the north boundary
due to the potential
impacts on King's
Meadow. In response to
these comments, building
heights have been
reduced. The amended
proposed heights now
range from five to 11
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Consultation
(Who and Date)

Summary of issues
raised during
consultation

How it has been
dealt within this
chapter

Where it has been
addressed within
the chapter (if
applicable)

storeys. As such, no
buildings reach the 12
storey or 36m definition of
a tall building (as defined
by Local Plan Policy
CR10), the tallest building
is a total of 11 storeys
(24.5m). Furthermore,
along the north boundary
of the Site the proposed
heights now comprise one
seven storey building, an
eight storey building, two
11 storey buildings and
two nine storey buildings.

Improved variation in
heights of the blocks: In
relation to the 2023
previous scheme the
raised comments from
Council RBC commented
on about the relationship
with the former jail and
that consideration should
be given to the potential to
step down to Forbury
Road. The amended
proposals incorporate
substantial step downs
between the top of the
blocks along the south
side of the Site and
Forbury Road, resulting in
stepped building heights
of 5 to 7 storeys directly
opposite the former jail.

The taller elements of the
amended proposal are
now concentrated within
the centre of the Site,
rather than the northern
boundary. This is further
enhanced by the reduction
in maximum block heights
in the eastern group of
blocks, which proposes
three of the four blocks at
nine storeys, rather than
the previous 11-12.

Reduction of block
footprints, reorientation of
the spaces within the
development and
increased sense of
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Consultation
(Who and Date)

Summary of issues
raised during
consultation

How it has been
dealt within this
chapter

Where it has been
addressed within
the chapter (if
applicable)

enclosure: RBC raised
concerns on the
previously proposed
public spaces, principally
that they lacked clear
definition and could be
more generous. The
amended proposals
respond positively to
these comments and seek
to reorientate the blocks
which frame the spaces
S0 as to provide two very
clearly defined spaces
one at the core of the
central group of blocks
and another within the
centre of the eastern
group of blocks. The
reorientation and
reduction in individual
building footprints is
facilitated by the inclusion
of link blocks to the north
of the central and eastern
groups of blocks. The link
blocks improve the sense
of enclosure of both of the
public spaces, whilst not
impacting the
overshadowing of the
spaces, by virtue of their
location to the north.

The revised proposals
improve the now clearly
defined east west route
through the Site. The
south eastern most block
(East Block 3)
incorporates a chamfered
corner, providing a more
generous public space,
also assisting with
wayfinding and
experience along the east
west route. The south
west chamfer also
ensures there is sufficient
space for the proposes
access road from
Kenavon Drive.

Scoping Opinion
received from
Reading Borough
Council dated 18
April 2023

The Gardens Trust
highlighted that the EIA
should assess the effects
of the Proposed
Development on the
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Consultation
(Who and Date)

Summary of issues
raised during
consultation

How it has been
dealt within this
chapter

Where it has been
addressed within
the chapter (if
applicable)

physical and visual setting
of the Forbury Park RPG
and the listed structures
within it.

RBC identified a number
of heritage assets which
had not been included on
the Heritage Asset Plan
submitted as part of
Appendix 4 of the Scoping
Report. This included the
following listed buildings:

e Reading Station

e 13and 15
Station Road

The effects of the
Proposed
Development on the
Forbury Gardens
RPG and its listed
structures have been
considered within the
heritage assessment
section of this
chapter. considered
from Paragraph
10.7.45 of this ES
chapter.

The additional
receptors identified in
the Scoping Opinion

The effect of the
Proposed
Development on the
Forbury Gardens RPG
has been considered
at Paragraph 10.7.45
of this ES chapter.

The consideration of
the additional
receptors identified in
the Scoping Opinion
received from Reading
Borough Council, have
been considered at
Paragraph 10.5.33 of
this Built Heritage

received from Chapter.
e 148, 149 and 150 | Reading Borough
Friar Street Council have been
e 154 Friar Street | included on the
heritage asset plan at
° éétl-28 Broad Appendix J.1 of this
reet ; .
report. Consideration
»  Walls to the west | of these additional
of 44 Watlington | receptors have been
Street considered either at
e Gas Works pre-baseline,
Social Club, Gas |baseline or
Works Road assessment stage of
this Built Heritage
It was advised that are- | Chapter.
review of the boundary of
the scoped area should be | The Site boundary on
undertaken in light of the | the heritage asset
updated site location plan. | plan at Appendix J.1
of this ES chapter
has been updated.
A detailed
Important design assessment of the
considerations were Site and the
addressed and agreed, Proposed
Pre application notably separation Development in
meeting with RBC | distances were discussed. relation to siting, N/A
dated 8th May 2022 The new case officer layout and height
raised questions over the parameters is
separation distances provided at the
below 18m. assessment section
of this chapter.
A detailed
Design Review Concerns over the assessment of the
Panel (DRP) held number of single aspect Site and the
with Design South units and variation of Proposed N/A

East (DSE) dated
July 2021.

massing.

Development in
relation to siting,
layout and height
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10.4

104.1

10.4.2

10.4.3

10.4.4

10.4.5

Consultation
(Who and Date)

Summary of issues
raised during
consultation

How it has been
dealt within this
chapter

Where it has been
addressed within
the chapter (if
applicable)

parameters is
provided at the
assessment section
of this chapter. As a
result, all north facing
single aspect units
were designed out
and increased
variation was
introduced in relation
to the heights of the
individual residential
blocks to break up
the overall massing
of the Proposed
Development.

Methodology

Study Area

The study area for the Built Heritage Chapter comprises all heritage receptors (designated and
non-designated) up to 500m from the Site (see Appendix J.1 of the Built Heritage Chapter).

Site observations, a manual desk-based review of OS maps, characterisation studies and
relevant heritage receptors were used to determine the study area. It has been informed by
building locations and heights, topography and townscape features, and an understanding of
the scale of the Proposed Development.

A Zone of Theoretical Visibility (ZTV) has been produced to outline the potential areas where
the Proposed Development may be visible, up to a 2km distance from the Site (see Appendix
J.2 of the Built Heritage Chapter). The ZTV was run on a Digital Surface Model (DSM) using
National LIDAR Programme data, 1m resolution grid, 2019. It is a tool for a high-level
understanding of the extent of visibility, which was further interrogated through review of
individual viewpoints using field surveys and digital software.

The ZTV indicates that the Proposed Development is most prominently visible within a defined
wider area surrounding the Site but does not extend considerably beyond it. This reinforces
the identification of a 500m study radius for heritage receptors with the potential to be affected
by the proposals.

Baseline Data Collection
The location of the built heritage receptors identified in this assessment are shown at

Appendix J.1. The ZTV with an overlay of the heritage receptors identified in the 500m study
area is provided at Appendix J.2.
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10.4.6

10.4.7

10.4.8

10.4.9

Assessment
Heritage

The term ‘heritage receptor’ is used within this assessment to describe a designated or non-
designated heritage asset, as defined by the National Planning Policy Framework (2024) (the
NPPF). The assessment does not consider below-ground archaeological receptors, including
scheduled monuments, unless the archaeological feature has been scoped into the
assessment. This occurs in some cases where the understanding of an archaeological feature
with no upstanding remains is affected by perceptions of its setting.

Heritage Value

Planning policy requires an applicant to describe the significance of any heritage receptors
affected by a Proposed Development, including any contribution made by their setting.
‘Significance’ (for heritage policy) is defined in the NPPF Annex 2 as:

“the value of a heritage asset to this and future generations because of its heritage interest.
That interest may be archaeological, architectural, artistic or historic. Significance derives not
only from a heritage asset’s physical presence, but also from its setting.”

The term ‘heritage value’ is interchangeable in this assessment with ‘heritage significance’ and
has been adopted to avoid conflation between ‘EIA significance’. Heritage value is assessed
against the criteria contained in Table 10.5; the categories allow some flexibility in their practical
application to the facts of any case. The typical examples for each category are indicative,
mindful that the buildings/sites/areas cover a wide spectrum of character, history, features, and
group relationships. The reader is referred to the qualitative assessment which outlines the
particular nature of the value.

Paragraph 207 of the NPPF states that the “level of detail [to describe the significance of
heritage assets] should be proportionate to the assets’ importance”. Great weight has been
given to the conservation of all designated heritage receptors, although a gradation of value is
appropriate. This is reinforced by the 2018 DCMS Principles for Selection of Listed Buildings
which states “listed buildings are graded to reflect their relative special architectural and
historic interest”:

“Grade | buildings are of exceptional special interest;
Grade II* buildings are particularly important buildings of more than special interest;

Grade Il buildings are of special interest, warranting every effort to preserve them. “

10.4.10 The value of heritage receptors may be expressed with reference to their historical or

architectural value identified in the 1990 PLBCA Act, or the other values set out in the NPPF:
archaeological, architectural, artistic or historic. For World Heritage Sites, the cultural value
described within each site’s Statement of Outstanding Universal Value forms part of its value.

10.4.11 Where a proposal may affect the surroundings in which the heritage receptor is experienced, a

qualitative assessment is made of whether, how and to what degree setting contributes to the
value of heritage receptors. The assessment is informed by the check-list approach contained
in Historic Environment Good Practice Advice in Planning Note 3: The Setting of Heritage
Assets (2017) (hereafter ‘GPA3’). Setting is defined in the NPPF as:

“The surroundings in which a heritage asset is experienced. Its extent is not fixed and may
change as the asset and its surroundings evolve. Elements of a setting may make a positive
or negative contribution to the significance of an asset, may affect the ability to appreciate that
significance or may be neutral.”
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10.4.12 The heritage baseline articulates the contribution made by relevant aspects of setting towards

value. Again, the level of detail is proportionate to the receptors’ importance and no more than
is sufficient to understand the potential impact of the proposal to their value; however, each
heritage receptor’'s susceptibility to change derives from the particular nature of its heritage
value, the existing character of its setting and the type of development proposed. The baseline
assessment therefore describes what is sensitive about each heritage receptor and its setting
without providing a sensitivity rating, which follows later in the assessment stage.

Table 10.5: Heritage Value Criteria

Heritage Value
Value Typical Criteria Typical Examples
o _ World Heritage Sites, grade | statutorily listed buildings and
Verv High |- Building/site/area of registered parks and gardens, and some scheduled
Y FIgN finternational heritage value monuments, grade |1* statutorily listed buildings and
registered parks and gardens.
Building/site/area of Some scheduled monuments, Grade 11* and Il registered
High national heritage value | parks and gardens, grade II* and Il statutorily listed buildings
and conservation areas
Building/site/area of lower
Medium national or particular local Some grade |l registered parks and gardens, grade II
heritage value statutorily listed buildings and conservation areas.
Building/site/area of local . . . .
Low heritage value Locally listed bqulng_s (or equivalent non-designated
heritage assets).
Building/site/area of low . . .
. Receptors not formally identified, but which may have a
local heritage value o . S . g
very Low tage valu degree of value meriting consideration in planning decisions

Heritage Sensitivity

10.4.13 The first stage in assessing the impact of the Proposed Development upon the heritage value

of a receptor is to identify its sensitivity to change. Sensitivity is identified by calibrating the
baseline value of the receptor with its susceptibility to change, defined as the ability of the
heritage receptor to accommodate the type and/or nature of development without change to
its value (see Table 10.6). In relation to heritage setting, paragraph 17 of GPA3 provides
guidance on the relationship between heritage value and the potential impact of development
upon that value by virtue of changes to its setting:

“All heritage assets have significance, some of which have particular significance and are
designated. The contribution made by their setting to their significance also varies. Although
many settings may be enhanced by development, not all settings have the same capacity to
accommodate change without harm to the significance of the heritage asset or the ability to
appreciate it. This capacity may vary between designated assets of the same grade or of the
same type or according to the nature of the change. It can also depend on the location of the
asset: an elevated or overlooked location; a riverbank, coastal or island location; or a location
within an extensive tract of flat land may increase the sensitivity of the setting (ie the capacity
of the setting to accommodate change without harm to the heritage asset’s significance) or of
views of the asset. This requires the implications of development affecting the setting of
heritage assets to be considered on a case-by-case basis. “
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10.4.14 Cases of direct changes to the fabric of heritage receptors may be more likely to be
susceptible to change, although this may be moderated according to the facts of the case. The
qualitative text should clearly articulate where any deviation is made from this judgement.

Table 10.6: Susceptibility of Heritage Receptor to Change Criteria

Heritage Susceptibility to Change Criteria

The setting of the receptor or receptor itself has a low ability to accommodate the type of

High change without change to its value.

The setting of the receptor or receptor itself has a moderate ability to accommodate the type

Medium | ot change without change to its value.

The setting of the receptor or receptor itself has a high ability to accommodate the type of

Low change without change to its value.

10.4.15 The value of the receptor and its susceptibility are calibrated using the matrix at Table 10.7.
Sensitivity is recorded in a verbal scale (high, medium or low), supported by a clear narrative
linked to evidence from the baseline study and an assessment of susceptibility.

Table 10.7: Heritage Sensitivity (Nature of Receptor Likely to be Affected)

Heritage Sensitivity
Susceptibility of Receptor to Change
Receptor
Value ) .
Low Medium High
Very Low Low Low Low/Medium
Low Low Low/Medium Medium
Medium Low/Medium Medium Medium/High
High Medium Medium/High High
Very High Medium/High High High

Heritage Magnitude

10.4.16 The magnitude of change to the receptors’ heritage value is then considered. In relation to
setting impacts, although the change arising from the Proposed Development may be large in
physical scale or geographical extent, there may nonetheless be little or no impact on heritage
value, and vice versa. The heritage impacts of the Proposed Development have been
considered in relation to the degree of change caused to those parts of the receptor and/or its
setting which contribute to its heritage value.

10.4.17 The judgement of magnitude considers the size or scale, geographical extent or duration and
reversibility of the impact and whether the Proposed Development:

= Conforms with the pattern, scale, mass, grain and historic features of the receptor;
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m  Creates a loss or restoration of key features of the receptor;
= Contributes to the identified receptor character; and
= Accords with national, regional and local planning policy and guidelines.

10.4.18 The magnitude of impact is a qualitative judgement supported by the narrative text within the
assessment. The professional judgement is quantified using criteria at Table 10.8.

Table 10.8: Magnitude of Impact to Heritage Receptor Criteria

Heritage Magnitude of Impact

Major change to the value of the receptor. Loss of or major alteration to
High key elements/features/characteristics that contribute to value. The
duration of this impact may be permanent and non-reversible.

Moderate change to the value of the receptor. Alteration to one or more
Medium key elements/features/characteristics that contribute to value. The
duration of this impact may be semi-permanent and partially reversible.

Minor change to the value of the receptor. Minor alteration to one or
Low more elements/features/characteristics that contribute to value. The
duration of this impact may be temporary and reversible.

Negligible change to the value of the receptor. Very minor alteration to

Very Low one or more key elements/features/characteristics of the baseline. The
duration of this impact may be temporary and reversible.
Nil No change to the value of the receptor.

Likely Effects

10.4.19 Likely effects are determined by combining the judgements of sensitivity and the magnitude of
impact (Table 10.8). It is generally considered that moderate to major effects are ‘significant’ in

the context of the EIA Regulations. Criteria defining the scale of effect is provided at Table
10.9.

Table 10.9: Likely Effect on Heritage Receptor Matrix

Heritage Likely Effect on Receptor
Sensitivity
Magnitude
Low Medium High
Nil None None None
Very Low Negligible Negligible Negligible/Minor
Low Minor Minor/Moderate Moderate
Medium Minor/Moderate Moderate Moderate/Major
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Heritage Likely Effect on Receptor

Sensitivity
Magnitude
Low Medium High
High Moderate Moderate/Major Major

10.4.20 The scale of effect requires a qualitative discussion to describe and elucidate this judgement
to the reader. This is necessary because heritage assessment is not a strict quantitative
process and some of these considerations will depend on expert judgements. Accordingly,
there is an emphasis on qualitative text throughout the assessment to describe the receptors
and the judgements in regard to the significance of the identified effects.

Table 10.10: Heritage Scale of an Effect

Heritage Scale of an Effect

Major

The change resulting from the impact of the Proposed Development upon the
heritage value of the receptor would give rise to a very significant effect.

Moderate

The change resulting from the impact of the Proposed Development upon the
heritage value of the receptor would give rise to a significant effect.

Minor

The change resulting from the impact of the Proposed Development upon the
heritage value of the receptor would give rise to an effect, but this would not
be significant.

Negligible

The change resulting from the impact of the Proposed Development upon the
heritage value of the receptor would give rise to a barely discernible effect.
This would not be significant.

None

The change resulting from the impact of the Proposed Development upon the
heritage value of the receptor would have no effect.

10.4.21 Professional judgement is also required to determine the nature of the likely effects. For
example, there will be cases where a high magnitude of impact produces a major scale of
effect, on the basis that the component is prominent or noticeable, but notwithstanding that the
quality of effect is beneficial as a consequence of design quality or other benefits. This
approach arises most often as a consequence of major developments in areas positively
identified for transformational change. Often, such impacts will have varied effects such that a
hard and fast categorisation is finely balanced as between beneficial or harmful. In many
instances, therefore, the final identification of impact and effect will turn on discursive analysis.
Criteria defining the nature of effect is provided at Table 10.11.

Table 10.11: Heritage Nature of an Effect

Heritage Nature of an Effect

Beneficial

An enhancement to a receptor
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Heritage Nature of an Effect

An effect that on balance, is neither beneficial nor
Neutral adverse to a receptor, and therefore preserves the
receptor.
Adverse A harmful impact to a receptor

Cumulative Effects

10.4.22 The cumulative schemes for inclusion in this Volume were agreed with RBC during the
scoping process. A plan of the cumulative schemes is provided in Appendix A.7. The
approach to assessing cumulative impacts on heritage assets is in line with Planning Note
GPA3.

10.4.23 Paragraph 36 of GPAS states:

10.4.24 “Cumulative assessment is required under the EU Directive on EIA. Its purpose is to identify
impacts that are the result of introducing the development into the view in combination with
other existing and proposed developments. The combined impact may not simply be the sum
of the impacts of individual developments; it may be more, or less.”

10.4.25 The word ‘cumulative’ in this context should be taken to mean incremental and the practical
effect of this would generally be to increase the degree of harmful impact in specific cases,
judged on a qualitative basis. Instances of incremental harm have as matters of practice
normally come about when previous development is recognised to have created a harmful
condition, to which a specific proposal adds, so potentially augmenting the pre-existing harm.
In all cases, however, a freestanding assessment is required.

10.4.26 GPAS3 states:

10.4.27 “Where the significance of a heritage asset has been compromised in the past by
unsympathetic development affecting its setting, to accord with NPPF policies consideration
still needs to be given to whether additional change will further detract from, or can enhance,
the significance of the asset. Negative change could include severing the last link between an
asset and its original setting; positive change could include the restoration of a building’s
original designed landscape or the removal of structures impairing key views of it.”

10.4.28 Paragraph 40 of GPAS states:

10.4.29 “Where attributes of a development affecting setting may cause some harm to significance
and cannot be adjusted, screening may have a part to play in reducing harm. As screening
can only mitigate negative impacts, rather than removing impacts or providing enhancement, it
ought never to be regarded as a substitute for well-designed developments within the setting
of heritage assets.”

10.4.30 GPAS3 and other guidance (for example, the Greater London Authority’s guidance on World
Heritage Sites) uses the word cumulative differently, and in relation to past impacts which
have been negative. Thus, according to this approach (which is accepted in decision making),
the assessor should consider whether past changes are positive or negative and, if the latter,
whether the proposed new change adds to pre-existing harm, and so increases the overall
harm caused by proposals. This form of assessment is fact specific and often relies on
published documents confirming there has been past harm and why. There is no requirement,
however, for such external validation and the matter can arise in individual assessments or
through discussions with the competent authority and other stakeholders.
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10.5 Baseline Conditions

Historic Development

10.5.1 This section provides a description of the historical development of the Site and that of the
surrounding area. The section and the heritage baseline within Section 10.5 has been
informed by secondary sources, including:

The National Heritage List for England maintained by Historic England;
Reading Borough Council, Eldon Square Conservation Area Appraisal (2015);

Reading Borough Council, Market Place/London Street Conservation Area Appraisal
(2021);

Reading Borough Council, Register of Locally Listed Buildings;

The Historic Environment Record (‘HER’);

Bridget Cherry and Nikolas Pevsner, The Buildings of England: Berkshire (2010);
David Nash Ford, Royal Berkshire History: Reading, Biscuits, Bulbs & Beer; and

Allan Brodie, Jane Croom and James O Davies, English Prisons: An Architectural History
(2002).

Historical development of Reading

10.5.2 This section is informed by the historic maps and images at Appendix J.3 of this report:

1610 John Speed’s Map of Reading;

1900 OS Map (source: Promap);

1933 OS Map (source: Promap);

1973 OS Map (source: Promap);

1979 OS Map (source: Promap);

Aerial photograph of Reading from the west, 1947 (source: Historic England);

Aerial photograph of Broad Street Mall and the Inner Distribution Road, from the north,
1971 (source: Historic England);

Aerial photograph of the Site during clearance, 1967 (source: Historic England); and

Goads Insurance Plan of Reading, 1895 (source: British Library).

10.5.3 By the 11th century, Reading was an established urban settlement at a strategic crossing over
the River Kennet and north-south, east-west crossroads. The church now known at the
Church of St Mary (Reading Minster) would have been at the centre of this original settlement,
however, after the founding of Reading Abbey by Henry | in 1121, the urban centre of the
settlement moved away from St Mary’s and Castle Street towards the Abbey in the north-east.

10.5.4 As one of the largest monasteries in England, Reading became a place of pilgrimage and a
new market was established by the Abbey from the 13th century. The town grew in prosperity
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due to its successful silk, wool and leather trades. John Speed’s 1610 map of Reading at
(Appendix J.3) shows Reading as a small settlement to the north of the river Kennet, bound
to the north by Gutter Lane, now known as Friar Street, and Reading Abbey to the east. The
17th century map illustrates ribbon development extending beyond the medieval core,
following Castle Street to the west and Shomakers Row, now known as London Street, to the
south. The irregular street pattern of this medieval core is still discernible around Broad Street.

10.5.5 Despite early prosperity, Reading remained within its medieval boundaries until the end of the
18th century as a result of decline in its textile industry and the aftermath of the Civil War. In
the 19th century Reading began to prosper again as a market town, as a result of improved
trade and transport links, and flourishing industries.

10.5.6 By the end of the 18th century, several turnpikes converged at Reading, making it a popular
stopping place and Thames River crossing, particularly between London in the east and
Bristol or Bath in the west. Consequently, there were a great number of coaching inns in the
town. An example of this survives at the Grade Il listed George Hotel, 2-4 King Street.

10.5.7 In the 19th century, Reading was connected to other cities by canal and rail. By 1810 the 87-
mile Kennet and Avon Canal was completed, providing a waterway from the Bristol Channel to
Reading, where the River Kennet joins the River Thames towards London.

10.5.8 In 1841 the Great Western Railway superseded the canal system, connecting Reading to
London by rail. Reading was made further accessible by South Eastern Railway and South
Western Railway, in 1849 and 1856 respectively.

10.5.9 Reading expanded rapidly in the 19th century, spreading out from the medieval core to the
west, south and east. Between 1850 and 1900, the population of Reading increased from
21,450 to 72,000. This expansion can be traced in the linear street pattern of Victorian and
Edwardian suburbs, particularly along Oxford Road in West Reading and London Road in
East Reading, and New Town.

10.5.10 In the 18th century, malting and brewing were prominent industries. Simond’s Brewery was
founded in 1785 and later came to occupy a large riverside site with brewery buildings
designed by Sir John Soane. The brewery complex was demolished and the Oracle shopping
centre constructed on the Site, opening in 1999.

10.5.11 Owing to its geographical position in the Chilterns, brick making was a historically prominent
industry in Reading with medieval origins. This industry grew in the 18th and 19th centuries
with the popularity of brick as a building material. Expansion and prosperity at this time led to
the redevelopment or refacing of most of the 16th and 17th century timber framed buildings
which populated medieval Reading, and by the mid-19th century the predominant building
material in Reading was brick.

10.5.12 The Edwardian terraces lining Elgar Road are constructed with bricks manufactured at the
Katesgrove Kiln formerly to the immediate south of this street and provide an example of the
quality of bricks being produced in Reading at the turn of the 19th century. Throughout
Reading there are examples of the distinctive red brick produced from the Reading Beds,
often used in decorative and elaborate brickwork.

10.5.13 Further prosperous industries developed in Reading at this time, including bulb growing and
biscuit manufacturing. Reading was known for a period as “Biscuit Town”, with the largest
employer in Reading being Huntley and Palmers, founded at a small bakery in 1822. Huntley
and Palmer occupied a large site to the north of Kings Street, where they would become the
world’s largest biscuit manufacturer. Only one building remains of this large manufacturing
complex at the junction of Kings Road and Gas Works Road.

10.5.14 In the 20th century, Reading continued to expand, absorbing radial settlements including
Caversham to the north by 1911 and becoming a large urban settlement.
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10.5.15 After the Second World War, Reading experienced significant change in its built environment
and infrastructure. In the post-war period, a high demand for housing exacerbated by the
London overspill resulted in rampant residential and civic development in the centre and
outskirts of Reading. Housing shortages led to the building of council housing and estates in
the 1950s, to the west of the Site, the Southcote suburb is an example of this expansion.

10.5.16 The dual carriage Inner Distribution Road was built as a radical solution to vehicular
congestion in the town centre. Several central Reading neighbourhoods were cleared during
the construction of the ring road system and West Reading, including the 19th century Castle
Hill, which was effectively annexed.

10.5.17 In order to make way for the laying of the ring road and the creation of a new civic centre,
there was extensive demolition throughout the 1960s and 1970s. The aerial photograph at in
Appendix J.3, taken in 1947, shows the extent of historic fabric cleared in the St Mary’s Butts
area during this post-war redevelopment.

Historical Development of the Site

10.5.18 This section is informed by the OS maps in Appendix J.4 of this report:
= A map of Reading during the Civil War. Source: Reading Museum;
= OS map of 1899. Source: Promap;
= OS map of 1912-1913. Source: Promap;
= OS map of 1938. Source: Promap; and
= OS map of 1980-1991.

10.5.19 Indicated by the OS map of 1879, during the late 19th century, the Site comprised an empty
parcel of land, situated between Forbury Road to the south and the railway line to the north.
To the west of the Site, was a goods shed and warehouse, likely associated with the workings
of the adjacent railway line.

10.5.20 Following the southern boundary of the Site, on a lateral axis, is a ‘plummery ditch’. This
survives as a remnant of Reading’s historic waterways, which are indicated on John Speed’s
map of 1610. Plummery Ditch was the largest of all of Reading’s water ditches. It started in
Kings Meadow and flowed eastwards, eventually joining the River Kennet near Blake’s lock.
During the Civil War and the Siege of Reading in 1643, a series of ditches to the north of
Reading were filled with the waters of the River Thames to prevent Parliamentarian forces
infiltrating the town.

10.5.21 By the turn of the century, the railway line infrastructure had expanded, covering the majority
of the Site. On the eastern and western boundaries of the Site, there is minimal built form,
some indicated as good sheds. The large urban footprints of unidentified built form to the west
indicates they are of industrial use, associated either with the railway or with the adjacent
biscuit factory.

10.5.22 To the south, the Site is bordered by the Plummery Wall, which is now Grade Il listed. It was
built in the late 19th century and incorporates the medieval Plummery Dwarf wall. It is located
in the middle of Forbury Road.

10.5.23 There had been very little change to the Site by the time of the 1912-13 OS map. The Site still

comprised only of the infrastructure associated with the railway line. This continued until the
late 1930s.
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10.5.24 Towards the end of the 20th century, the Site comprised a car park, likely associated with
Queens House to the adjacent west, which was constructed in the early 1970s as offices for
the Metal Box Company.

10.5.25 Details on Reading Borough Council’s website indicate that a planning application was
submitted on the 27th of July 1994, (planning application ref: 940008) for “5727 sq m of non-
food retail warehousing with associated parking and landscaping.”

10.5.26 The retail park has been in use since the mid-1990s and comprises a number of retail and
leisure outlets.

Baseline Evolution

10.5.27 The EIA Regulations require that the likely evolution of the baseline is considered. This is an
assessment in the event that the Proposed Development were not to come forward. In other
words, the likely effect on the receptors if the cumulative developments and any relevant
policy designations were to come forward without the Proposed Development.

10.5.28 Given that so much of the likely evolution of the baseline for receptors will depend upon the
particulars of the design for development coming forward to meet the policy aspirations for the
area, a separate assessment of the evolution of the baseline for the receptors identified in this
assessment is not provided.

Baseline: Built Heritage

10.5.29 This section identifies the value of heritage receptors in the baseline that may be affected by
the Proposed Development.

10.5.30 The location of the built heritage receptors identified in this assessment are shown at
Appendix J.1. The ZTV with an overlay of the heritage receptors identified in the 500m study
area is provided at Appendix J.2.

10.5.31 The built heritage baseline is summarised at Table 10.12, including receptors scoped in and
out of the full assessment. The ZTV was used to identify at the baseline stage if there were
any heritage receptors which could be scoped out from further assessment because there
would be no intervisibility with the Proposed Development, or where there would be no change
to their setting or heritage value by any other means, including historical associations.

10.5.32 The Scoping Opinion received from Reading Borough Council on the 18" of April 2023,
identified that the following receptors had not been included within the original study radius:

= Reading Station

= 13 & 15 Station Road

® 148, 149 & 150 Friar Street

® 154 Friar Street

m  24-28 Broad Street

= Walls to the west of 44 Watlington Street
= Gas Works Social Club, Gas Works Road

10.5.33 The receptors identified by the Scoping Opinion are identified on the map at Appendix J.1. of
this ES chapter. For the following receptors: 13 and 15 Station Road, 148-150 Friar Street,
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154 Friar Street and 24-28 Broad Street, the ZTV overlay with the HA plan at Appendix J.2
illustrates that there is not likely to be any intervisibility with the Proposed Development, or this
would form a peripheral feature of the wider townscape. This is reinforced by the consistent
scale of development within this town centre location, which has established a sense of visual

enclosure. These receptors have thus been scoped out at pre baseline stage.

10.5.34 For the walls to the west of 44 Watlington Street, a baseline description has been provided
within Group 9: Watlington Receptors. Given the limited intervisibility with the Site over
distance, the receptor has been scoped out of the assessment stage.

10.5.35 For the Gas Works Social Club, a baseline description has been provided within Group 10.
Given the limited intervisibility with the Site due to interposing development in the foreground,

the receptor has been scoped out of the assessment stage.

10.5.36 For Reading Station, a baseline description of heritage value and assessment of impact by the
Proposed Development has been provided in the relevant sections below.

10.5.37 A qualitative assessment of the heritage value of the remaining receptors is provided below,
including the contribution made by setting.

Table 10.12 Summary of Built Heritage Baseline

Map Name Grade (if Heritage Value | Full Assessment
Ref. applicable) Required?
Designated Heritage Receptors
Listed Buildings
1 Reading Abbey Ruins | Very High Yes
2 Abbey Gate | Very High Yes
3 Church of St Laurence I Very High Yes
4 Archway connecting Forbury 11* Very High Yes
Gardens to Abbey Ruins,
including retaining walls flanking
path to Abbey Ruins
Watlington House 11* Very High No
Reading Gaol 1] High Yes
10 Church of St James'’s 1l High Yes
11 St James’s Presbytery and St 1l High Yes
James Former School Buildings
12 Shelter at North-East Corner of 1l High Yes
Forbury Gardens
13 Wall between Forbury Road and 1l High Yes
Abbott’'s Walk to West of St
James’s Church
14 The Plummery Wall 1] High Yes
15 10 and 11 and 12, Abbot's Walk 1] High Yes
16 Anglican Cross 1l High Yes
17 Maiwand Memorial 1l High Yes
18 Kings Meadow Swimming Pool 1l High Yes
19 Assize Courts 1] High Yes
20 Shire Hall 1] High Yes
21 Abbey Mill Ruins 1] High No
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Map Name Grade (if Heritage Value | Full Assessment
Ref. applicable) Required?
22 Wall and Gatepiers of St 1] High Yes
Laurence’s Graveyard
23 Tracey Fragments to south of 1] High Yes
24 Engine House 1l High Yes
25 St Laurence’s Church and 1l High Yes
Churchyard, and Twelve Tombs in
St Laurence’s Churchyard
26 Municipal Buildings 1l High Yes
27 The Screens House 1l High Yes
28 47-48 Kenavon Drive 1l High Yes
29 Former School of Art 1l High Yes
30 The Pump and Turbine House 1] High Yes
31 Small Town Hall 1l High Yes
35 Reading Museum 1] High Yes
42 Wesley Methodist Church 1] High Yes
57 Church of St John the Evangelist 1l High Yes
73 Walls at 44 Watlington Street 1l High No
(Watlington House)
74 Main Building of Reading Central 1l High Yes
Station
Conservation Areas
A Market Place and London Street N/A High Yes
B Eldon Square N/A High Yes
Registered Park and Garden
82 Forbury Gardens 1] High Yes
Scheduled Monuments
80 Reading Abbey: a Cluniac and N/A Very High Yes
Benedictine monastery and Civil
War earthwork.
81 High Bridge N/A Very High No
Non-Designated Heritage Receptors
75 Kings Road Garden, Kings Road N/A Low No
76 Huntley and Palmers Social Club, N/A Low No
Kings Road
79 Former Gas Works Social Club N/A Low No

Designated Heritage Receptors

Listed Buildings

thus shared setting relationship.

Group 1: Reading Abbey Receptors

10.5.39 This group comprises the following receptors:

= Reading Abbey Ruins — Grade |

10.5.38 The following receptors have been grouped on the basis of their proximity to one another and
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= Abbey Gate — Grade |
= Reading Abbey — Scheduled Monument

10.5.40 Reading Abbey was first scheduled on 19th April 1915 and amended 29th January 1993. It is
also a Grade | listed structure, designated on 22 March 1957. The Abbey Complex as a
designated scheduled monument covers a considerable geographical area, including Forbury
Gardens to the west and Reading Gaol to the east. At the nearest point, and in scheduled
monument terms, the abbey is located approximately 30m to the south of the Site. However,
much of this comprises below ground, archaeological remnants and in terms of above ground
remnants, Reading Abbey is located approximately 85m to the south of the Site.

10.5.41 Monasticism formed an important facet of religious and secular life in Great Britain and
settlements of religious communities, including monasteries which were built to house monks
and priests.

10.5.42 The Abbey was founded by Henry | in 1121 as part of the Cluniac order, which by the mid-
13th century had transferred obedience to the Benedictine order. By the mid-14th century, it
had become one of the ten richest abbeys in Britain. Following the Dissolution in 1539, most
of the church and abbey buildings were demolished.

10.5.43 The Reading Abbey Gate was listed in its own right in March 1957 as a fragmentary remain of
the abbey. It is located further away from the Site, approximately 170m to the southwest.

10.5.44 The Abbey Gate dates to between the 12th to 14th century and was originally the inner
gateway of Reading Abbey, also comprising a porter’s lodge on the ground floor. The gateway
marked the division between the area of the abbey open to the public and the section
accessible only to monks. Following the dissolution in 1538, the last abbot of Reading was
hung outside the Abbey Gate.

10.5.45 The gateway was entirely remodelled by Sir George Gilbert Scott in 1861 following a partial
collapse in a storm. It is now constructed of flint and bath stone ashlar. In 1900 a series of 12
heads sculpted by Andrew Ohlson were added to the gateway.

Survival

10.5.46 The ruined abbey buildings survive well, as stated by the Historic England Listing Entry. They
stand to almost their original height and comprise the south transept and chapter house,
separated by a once roofed passage over which the treasury was located.

10.5.47 Further south, towards the River Kennet, stands the west wall of the parlour and warming
room with the dormitory above. The south wall of the refectory also survives, to a height in
excess of 2.5m.

10.5.48 The surviving elements have been robbed of their original facing stone, so it is only the core of
which survives. From the elements that survive, it is clear that the Abbey with its apse and
apsidal transept Chapels were in the mainstream of Norman architecture.

Heritage Value

10.5.49 Reading Abbey derives historic and architectural interest as an excellent example of a
medieval monastic complex, and as one of the ten richest abbeys in Britain. It is telling of the
influence of monasticism as an important facet of religious and secular life in Great Britain
during the medieval period. Architecturally, the surviving remnants stand as well-preserved
examples of Norman religious architecture. Historically, the remnants of Reading Abbey
survive as a reminder of the historic event of the dissolution of the monasteries in the mid-16th
century.
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10.5.50 Reading Abbey Gate stems historic and architectural interest as the inner gate of the abbey,
which is telling of the everyday practices of monastic life. Additional historic interest is also
derived from the gate as the location of the hanging of the last abbot of Reading, which has
wider symbolic association with the historic event of the Dissolution of the Monasteries.

10.5.51 The buildings derive group value with other surviving elements of the abbey, which are listed
in their own right, including the Abbey Gate and the former Hospitium, which together
comprise the complex of Reading Abbey.

10.5.52 Heritage value: Very High
Contribution of setting to heritage value

10.5.53 A number of listed structures and buildings associated with the Abbey are located within its
immediate setting. To the west of the abbey, in the churchyard of St Lawrence, is the former
hospitium associated with Reading Abbey and directly west is the former Abbey Gate. The
presence of these associated structures positively contributes to the heritage value of the
abbey, through a more detailed understanding of its original form.

10.5.54 A number of other buildings dating to the medieval period have been identified in the
immediate environs of the abbey complex. To the south of the main abbey complex and
spanning Holy Brook, is a single 13th century arch which survives as a remnant of the former
mill and to the north of the mill are the remains of a medieval bakehouse. These remnants
positively contribute to a better understanding of medieval Reading.

10.5.55 Other, later buildings of architectural note include the listed courts, directly adjacent to the
Abbey Gate. Forbury Gardens, a Grade Il RPG also forms an attractive, open setting for the
Abbey complex, and also contains some of its surviving remnants, as well as the GlI* archway
wall which incorporates fragments from the Abbey.

10.5.56 Reading Gaol forms a prominent urban form to the direct east of the abbey ruins. Dating to the
mid-19th century, it is of architectural interest in its own right but bears no historical or
functional relationship to the abbey.

10.5.57 From within the Abbey, the upper elements of taller buildings which comprise Reading town
centre are perceptible, eroding the historic character of the abbey and its immediate setting.
From directly in front of Reading Abbey Gate, modern development aligning the Forbury Road
is perceptible through gaps in the treeline on the northern boundary of Forbury Gardens.

10.5.58 At the nearest point, the Site is located approximately 30m to the south of Reading Abbey (as
defined as a scheduled monument), however much of this comprises below ground remnants.
In terms of above ground-built form, the Site is located approximately 85m to the south. The
abbey is physically separated from the Site by the ring-road, which forms a noisy, urban
feature within the immediate setting of the Abbey. Its noisy and urban presence is considered
to erode the prevailing historic character of the abbey’s surroundings.

10.5.59 The current buildings on Site are considered to form a detracting feature within the setting of
Reading Abbey, by virtue of their poor architectural quality, utilitarian appearance and large
area of surface level parking. Furthermore, the Site is not located within an element of the
Abbey's setting that contributes to an understanding of its significance. This is by virtue of the
Site's origins as railing sidings and, since the early 20" century, its subsequent development
with buildings of neither historic nor architectural value — initially industrial sheds and more
recently, the warehouses of the retail park. There is no historic nor functional relationship
between the Site and the Abbey.
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Reading Gaol — Grade |l
History

10.5.60 Reading Gaol is a Grade Il listed building located approximately 50m to the south of the Site,
at the nearest point. The prison was built in 1842-44 by George Gilbert Scott and William
Boynthon Moffatt, according to advanced principles of organisation.

10.5.61 The current building replaced an earlier prison, which had become overcrowded and was in a
deteriorating condition. This reflected the status of many English prisons at the beginning of
the 19th century.

10.5.62 There was no uniform system of discipline or management in English prions in the early 19th
century, and thus, new approaches to penal administration were required. The British
government looked at the USA as an exemplar example of prison management, where two
systems of discipline had developed. Both sought to prevent communication between
prisoners; one by total silence and the other by complete separation. The silent system
emerged as dominant in the USA but it was the separate system that became the major
influence on European and British design during the mid-19th century. The design and
architecture of Reading Gaol, reflects this system of prison management. It was decided that
each prisoner would sleep and work alone in a large cell which contained all necessary
facilities.

10.5.63 Gilbert Scott and Bonython Moffatt won the design competition, which was based on the then
recently-completed new model prison at Pentonville, London.

10.5.64 The gaol was closed in 2013 and the building is redundant at the time of writing.
Architecture

10.5.65 The Historic England Listing Entry describes the architectural style of the prison as ‘“Tudor-
Gothic’, the inspiration for the prison having said to be Warwick Castle. The materials
comprise red brick with Bath stone dressings, most of which have been replaced in concrete.
The most architecturally interesting wing is considered to be D (north), by virtue of its
projecting frontispiece at the northern end which is fully crenelated and features tall ridged and
corbelled chimney stacks, diapered brickwork and mullion-and-transom windows. The
refurbishment of the 1970s significantly changed the appearance of the building, in particular
the original two light cell windows being replaced with single square openings.

10.5.66 During the World Wars, the prison temporarily closed. It served as an internment centre from
1916-1919 and during the interwar period, was used by various government departments. In
the latter part of WWII it was used as a military prison by the Canadian Army, before
reopening in 1946.

Plan Form

10.5.67 The plan form reflected the new system of separation, in which it was decided that each prison
would keep and work alone in a large cell which contained all necessary facilities. Cells would
be constructed to prevent communication between prisoners and separation would be
extended to the chapel and airing yards.

10.5.68 The plan of Reading Gaol and Pentonville are similar in the arrangement of cellular blocks,
with open galleries in between See Appendix J.5 for a plan of Reading Gaol, showing the
individual cellular arrangement (source: Berkshire Records Office).

10.5.69 The prison originally stood within a square enclosure of approximately three acres, terminated
by a surrounding high boundary wall with corner towers and a gatehouse complex on the
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north side to provide accommodation for resident staff. Against the north wall and alongside
the gatehouse was a block containing women'’s cells.

10.5.70 All of this was demolished as part of the 1970s refurbishment works. This has left only the
cruciform main building. This contains four wings, the historic uses of which are detailed in the
Historic England listing entry. As part of the later 20th century works, a series of new buildings
were constructed within the old prison yards, comprising red brick structures of one and two
storeys, these are not considered to be of architectural interest and are excluded from the
listing.

10.5.71 As a result of the prison still until recently, the interiors have been much altered, with many of
the original features having been removed. The original cells mostly survive, but in most cases
have been extended, by removing the internal wall between each pair.

Heritage Value

10.5.72 The heritage value of the Gaol lies in its historical and architectural interest as a Victorian
county gaol designed by George Gilbert Scott (1811-1878) and William Boynthon Moffatt
(1812-1887) in 1844. It has an impressive, fortress-like quality.

10.5.73 It is most significant for its internal plan form, which represents a pioneering English example
of a radial-plan prison built for the newly-introduced 'separate system' of constant surveillance
and solitary confinement. This reflects the influence of the USA model of a separate system
prison, which was influential throughout Europe and Britain in the mid 19th century.

10.5.74 The Gaol also derives heritage value from its most well-known inmate, Oscar Wilde (1854-
1900), who wrote ‘The Ballad of Reading Gaol’ based on his time there.

10.5.75 Heritage value: High
Contribution of setting to heritage value

10.5.76 Due to its function, the setting of the listed building is restricted to its immediate boundary
which are enclosed by tall boundary walls. The walls make it difficult to appreciate its
architectural character from the surrounding area. The building has an inward-looking and
private character and there is little external expression. Setting therefore makes no
contribution to the special interest of the listed building.

10.5.77 Its wider setting comprises the urban environs of Reading town centre, including the main ring
road with modern development to the north, as well as a series of retail and industrial parks to
the east, including Forbury Retail Park and Bakers Yard. The utilitarian character and poor
architectural quality of these buildings form detracting features within the wider setting of the
prison, which bears no historic or functional relationship to its surroundings.

10.5.78 The historic prison, is set well back from the wall and does not have a prominent expression;
hence, whilst it is concluded the Site is in its setting, is it considered that the Site does not
contribute anything material to the ability to appreciate its heritage value.

Group 2: Church of St James and St James’s Presbytery and St James Former School
Buildings — Grade Il

10.5.79 The Church of St James’s comprises three Grade Il listed buildings: the Church of St James'’s,
St James’s Presbytery and St James’s Roman Catholic School. The Church is the primary
building in the complex, which is located approximately 50m south of the Site, at the nearest
point.
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10.5.80 The Church and Presbytery were built in 1837-40 to the design of A. W. N. Pugin (1812-1852).
It was Pugin’s first church design.

10.5.81 The buildings have a Norman style that was untypical of Pugin’s usual work. He was probably
influenced by the proximity of the ruins of Reading Abbey. The neighbouring school was built
in 1876 in a plain Gothic style and is listed for its group value.

10.5.82 The heritage value of the listed buildings lies in their group value as a collection of
ecclesiastical buildings with associated educational use. The association with Pugin is
important to the buildings’ historical interest. The architectural interest of the buildings lies in
the unusual character and quality of the Norman revival.

10.5.83 Heritage value: High
Contribution of setting to heritage value

10.5.84 The setting of St James'’s includes the ruins of Reading Abbey which are contained within
Forbury Gardens. This setting makes a positive contribution to the heritage value of the listed
buildings because it provides a historic context in which the buildings are appreciated.
Furthermore, the architectural style of the Church was inspired by the Abbey.

10.5.85 The Church addresses the Abbey Gardens to the west. Reading Gaol (Grade II) is located to
the south east of the listed buildings. It is a contemporary building but does not contribute to
the heritage value of the Church complex.

10.5.86 The setting also includes features which detract from the special interest of the listed
buildings, for example Forbury Road to the north, a major four-lane carriageway, and office
development in the area. The road exposes the Church and its courtyard to the later
development and environmental influences (noise, pollution etc.). That said, Forbury Road
and the roundabout do provide an opportunity to appreciate the Norman character of the
building, particularly the north elevation and curved east end of the building. This is incidental,
however.

10.5.87 The Site forms a detracting feature within the receptors setting, to the immediate northeast. Its
poor architectural quality and utilitarian character bear no relationship to the historic character
of the cluster of church buildings.

10.5.88 Furthermore, the Site is not located within an element of the receptors’ setting that contributes
to an understanding of their significance. This is by virtue of the Site's origins as railing sidings
and, since the early 20th century, its subsequent development with buildings of neither historic
nor architectural value — initially industrial sheds and more recently, the warehouses of the
retail park. There is no historic nor functional relationship between the Site and the cluster of
ecclesiastical buildings.

The Plummery Wall — Grade Il

10.5.89 The plummery wall dates to the mid 19th century and likely incorporates the medieval
plummery wall. The origins for the name plummery derive from the Latin for lead, ‘plumbum’.
Lead for the 12th century Abbey was likely melted and prepared in this area of the wall. The
wall was extensively remodelled in the mid 19th century.

10.5.90 It is constructed of mixed flint and random rubble, as well as brick with low mid-19th century
railings.

10.5.91 It derives historic and architectural interest as containing remnants of the earlier 12th century

Reading Abbey and thus has group value with the other surviving elements of the abbey in
this part of Reading.
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10.5.92 Heritage value: High
Contribution of setting to heritage value

10.5.93 The historic setting of the receptor has been entirely eroded by the construction of the ring
road in 1989 and subsequently, most of the remains of the wall are buried in its central
reservation. The wall in some areas is directly adjoined to the modern railings which align the
centre of the central reservation. As such, the setting is not considered to contribute to an
understanding of the receptor’s significance.

10.5.94 The Site is located approximately 20m to the north of the structure, at the nearest point. The
current buildings on Site and associated hard standing form detracting elements within the
receptors immediate setting.

10 and 11 and 12, Abbot’s Walk — Grade Il

10.5.95 Numbers 10, 11 and 12 Abbot’s Walk are located approximately 450m to the northeast of the
Site, at the nearest point. The receptors comprise a terrace of three houses dating to ¢.1840.

10.5.96 Number 10 is constructed of silver-grey brick, 11 and 12 are constructed of Bath Stone. The
houses are typical of the Neo-Classical style, articulated by the symmetrically placed sash
windows, those on 11 and 12 are round headed. The intricate ironwork of the balconies further
reinforce the architectural interest of the terrace.

10.5.97 The houses derive historic and architectural interest as a well-preserved example of early 19th
century terrace in the Neo-classical architectural style. And historic interest for articulating this
period of residential development within Reading.

10.5.98 Heritage value: High
Contribution of setting to heritage value

10.5.99 The immediate setting of the terrace comprises the narrow, historic street of Abbot’s Walk and
the green open expanse of the Grade Il RPG of Forbury Gardens directly opposite. The
proximity of the Abbey Ruins, Reading Gaol and Church of St James forms a cluster of
attractive historic landmarks which contribute positively to the setting of the listed terrace. The
wider setting comprises the larger, urban environs of Reading town centre, as well as the ring
road which has partially eroded the historic character of the building’s immediate setting.

10.5.100 On the opposing side of the ring road, the modern office development is perceptible through
gaps in the mature trees bordering the boundary of Forbury Park. This makes one aware of
the wider presence of Reading town centre.

10.5.101 The current building on Site is not visible from Abbot’'s Walk, but forms a detracting feature in
the wider setting of the receptors, by virtue of its poor architectural quality and vacant car park.
The Site is not located within an element of the receptors' setting that contributes to an
understanding of their heritage value — with no historic or functional relationship appreciable
between the two.

Group 3: Forbury Gardens Receptors
10.5.102 This group comprises the following receptors:
= Archway connecting Forbury Gardens to Abbey Ruins — Grade II*

m  Shelter at North-east corner of Forbury Gardens — Grade |l
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10.5.103

10.5.104

10.5.105

10.5.106

10.5.107

10.5.108

10.5.109

10.5.110

10.5.111

10.5.112

= Wall between Forbury Road and Abbott's Walk to West of St James’s Church — Grade I
= Anglican Cross within Forbury Gardens — Grade Il

= Maiwand Memorial within Forbury Gardens — Grade I

= Forbury Gardens RPG — Grade |l

Forbury Gardens is located approximately 70m to the southwest of the Site. It is a Grade Il
registered park and garden (listed on the 22 July 1987), containing isolated Grade Il listed
structures of the Maiwand Memorial, the Anglian Cross, the shelter at the north east corner of
the gardens and the walkway to the east and plummery wall to the north.

The origins of the RPG date to the medieval times, in which the gardens were a rough patch
of open ground, where horses grazed and pilgrims waited for services at Reading Abbey, it
was known as ‘the Forbury’ during this time. It became a town park in 1856, and incorporated
many of the relics and remnants of the nearby abbey. The park is largely enclosed by a low
brick and flint wall, in some places punctuated by tall piers to give a castellated effect.

The archway connecting Forbury Gardens to the Abbey Ruins is Grade II* listed in its own
right and comprises a mid 19th century archway containing fragments of the 12th century
Reading Abbey. Its Grade II* designation is a result of its inclusion of remnants of the
medieval abbey.

The shelter to the north east of the RPG was built ¢.1855 as a park shelter, re-using numerous
fragments from the 12th century abbey, a fairly common phenomena of the Victorian era. It is
constructed of some brick and flint but predominantly salvaged Caen stone and limestone
ashlar.

The wall between Forbury Road and Abbott's Walk to the west of St James’ Church, on the
Forbury Road dates to ¢.1855. It is constructed of flint with bath stone ashlar piers. The wall
comprises fragments of 12th century carving and architectural decoration from Reading
Abbey.

The Anglican Cross within Forbury Gardens was erected in 1909 to Henry | of England, who
erected Reading Abbey in 1121.

The Maiwand Memorial was erected in 1886 and produced by sculptor George Simmons. The
sculpture comprises an enraged lion, constructed of cast iron. The monument commemorated
the Berkshire Regiment who fought at Girisk, Maiwand and Kandahar during the Afghan
campaign of 1879-80.

The principal value of the garden lies in its historic arrangement as former pleasure gardens.
The key views within the gardens are afforded from the short pathways and from the
memorials and bandstand. Within these views the park is defined by the vegetation and tree
canopy enclosing the space, with the wider town centre beyond.

The gardens have group value with Reading Abbey, as well as number of the structures in the
park which comprise remnant of the original abbey fabric or have associations with Reading
Abbey.

Heritage value: Very High to High

Contribution of setting to heritage value

10.5.113 The immediate setting of Forbury Gardens comprises to the west, the green open space of St

Laurence’s Church cemetery and to the south and southwest the historic landmarks of
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Reading Abbey Ruins. To the east is the church of St James’s. The immediate surroundings
of the RPG comprise a historic cluster of Reading’s medieval abbey complex, which positively
contributes to an understanding for the historic placement of the RPG in this location.

10.5.114 Whilst mature trees are a feature of the park, the lack of vegetation density around the park’s
borders allow for views outwards, providing visibility of larger scale, modern developments,
including the presence of tall buildings.

10.5.115 As a result of this, the RPG is very much experienced within the wider urban environs of
Reading town centre which comprises a variation of architectural styles, forms and eras. This
includes the large urban footprints of the Oracle Shopping Centre and Broad Street Mall.

10.5.116 From the north eastern area of the park, the current buildings on the Site are glimpsed in
views looking northwards, across the Forbury Road. The current buildings and the associated
forecourt car parking on the Site is of poor architectural quality and utilitarian in character,
which does not make a contribution to the setting and heritage value of the gardens. There is
no historic nor functional relationship between the Site and the RPG.

Kings Meadow Swimming Pool- Grade Il

10.5.117 Kings Meadow Swimming Pool, (now commonly known as the Thames Lido), is located
approximately 880m to the north of the Site. It comprises a women’s outdoor swimming pool
of 1902, with later minor 20th century alterations. Designed and built by John Bowen, Borough
Engineer & Surveyor.

10.5.118 It first opened to the public in 1902, as the Ladies Swimming Bath, with the intent of giving
female bathers privacy.

10.5.119 The original ironwork was produced by Allen & Kidgell at their Caversham Bridge Engineering
Works, but this was later replaced with 20th century corrugated iron. The exterior comprises
red and white brick with ashlar dressings and plain tile roof. The interior features the main
swimming pool, surrounded by a covered loggia with a timber roof canopy supported on cast-
iron columns.

10.5.120 It derives historic and architectural interest as an extremely rare and fine example of a
complete Edwardian Lido. It is believed to be the oldest surviving outdoor municipal pool of
the early Edwardian era. With no windows onto the pool itself, its architectural features are
telling of social conventions at the time, with the emphasis on privacy and separate baths for
men and women.

10.5.121 Heritage value: High
Contribution of setting to heritage value

10.5.122 The immediate setting of the receptor comprises the open fields of Kings Meadow and the
Thames Path and River Thames to the north. The proximity to the River Thames is telling of
the historic water supply for the lido, which was originally fed through from the Thames until it
was converted to mains water supply in the 1950s.

10.5.123 The recreational, green setting of Kings Meadow is further telling of the lido’s function as a
public bath, located in an area of amenity, outside and away from the town centre.

10.5.124 The Thames Lido is visually and physically separated from the town centre, by the railway
line, yet the presence of modern, tall building development on Napier Road to the immediate
south, reinforces the proximity of the town centre. This includes the residential development of
the Thames Quarter which includes a 23 storey tower, on the boundary of Kings Meadow.

156



Environmental Statement — Volume 1: Main Report @ Stantec
Kings Meadow View

10.5.125 The Site is located to the south of the lido, separated from it by the green expanse of Kings
Meadow and the adjacent railway line. Given the extent of separation distance, there is no
visual relationship between the Site and the receptor. The current building on Site forms a
detracting feature in the wider setting of the receptors, by virtue of its poor architectural quality
and vacant car park.

Group 4: Assize Courts and Shire Hall- Grade Il
10.5.126 Assize Court and Shire Hall are located approximately 600m to the southwest of the Site.

10.5.127 Assize Court was built in 1861, the listing entry states by J B Clacy. The court is of the
Baroque revival style, constructed in channelled Bath stone ashlar. The Forbury facade and
entrance hall were retained when architects Broadway and Maylan added a new courtroom
extension in 1989-1997 for the Crown Court. Assize Court still functions as Reading Crown
Court today.

10.5.128 Following the formation of Berkshire County Council in 1889, meetings had formerly taken
place in the Assize Courts, but owing to continuing increases in the responsibility of the
council, leaders chose to procure a new purpose-built Shire Hall for council officers and their
departments.

10.5.129 Shire Hall was subsequently built in 1904-1911 by architects Warwick and Hall, in the Queen
Anne style, constructed of red brick with Portland channelled ground floor and window
surrounds. Today it has been converted into a luxury hotel, ‘The Forbury’.

10.5.130 The buildings thus derive historic interest as symbolising the growing metropolitan identity and
status of Reading and the wider county of Berkshire, facilitating the need for purpose-built
municipal buildings. Both building have architectural interest as well-preserved mid-19th and
early 20th century civic buildings in the Baroque Revival and Queen Anne style.

10.5.131 Heritage value: High
Contribution of setting to heritage value

10.5.132 The two buildings are located on The Forbury, a narrow historic street which runs adjacent to
the border of Forbury Gardens RPG. Assize Court is slightly set back from the street, its plot
boundaries well defined by cast iron railings. The immediate forecourt and approach to the
building emphasises its civic status as Reading Crown Court. The green open expanse of
Forbury Gardens and the adjacent Reading Abbey Gate establish an attractive pastoral and
historic setting for the two buildings.

10.5.133 Further west along The Forbury is a modern building complex with a central area of public
realm. The modern glazed structure contrasts with the intricate detailing of the exterior
facades of the court buildings. It also marks the two buildings proximity to the urban centre of
Reading.

10.5.134 Within the receptors wider setting is the urban environs of Reading town centre which is
characterised by a range of architectural styles and eras. Two modern shopping centres, the
Oracle and Broad Street Mall have broken up the historic streetscape, as well as an emerging
tall building context to the southwest of the town centre.

10.5.135 The current building on Site cannot be seen from the immediate setting of the receptor,

however, by virtue of its poor-quality architecture and associated vacant forecourt, it forms a
detracting feature within the buildings wider setting.
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Abbey Mill Ruins
10.5.136 Abbey Mill Ruins are located approximately 260m to the southwest of the Site.

10.5.137 The receptor comprises the late 12" century to early 13t century ruins of a former medieval
watermill originally belonging to Reading Abbey. The mill was built straddling the Holy Brook
which marked the southern boundary of the monastic enclosure. The mill ceased work in the
1950s and was then demolished leaving only a medieval arch over the Holy Brook.

10.5.138 The receptor possesses historic and architectural interest as the only surviving remnant of the
former medieval Abbey Mill. Architectural interest in their survival as elements of medieval,
industrial architecture and historic as evidence of early Medieval industry in Reading. The
receptor derives group value with other surviving elements of the abbey, which are listed in
their own right, including the Abbey Gate and the former Hospitium, which together comprise
the complex of Reading Abbey.

10.5.139 Heritage Value: High
Contribution of setting to heritage value

10.5.140 The only element of the receptor’s setting that positively contributes to an understanding of its
significance is its location on the Holy Brook, which was a water supply created by the monks
of Reading Abbey, to this and other mills owned by them.

10.5.141 The receptor is otherwise surrounded by modern, large scale development which align both
sides of the Holy Brook and are a characteristic of Reading town centre. These elements do
not positively contribute to an understanding of the receptors significance and the receptor is
very much experienced in an urban setting. The large scale development on both sides of the
Holy Brook create a sense of enclosure and heavily filter views outwards, as such there is no
visibility with the current building on Site.

Group 5: Church of St Laurence Receptors
10.5.142 This group comprises the following receptors:
= Church of St Laurence — Grade |
= Wall and Gatepiers of St Laurence’s Graveyard — Grade Il
= Tracery Fragments in the churchyard of Church of St Laurence— Grade I

= St Laurence’s Church and Churchyard, and Twelve Tombs in St Laurence’s Churchyard
— Grade Il

10.5.143 St Laurence’s Church and Churchyard are located approximately 300m to the southwest of
the Site. The structure of the building dates from between the Norman period and 15th
century, with heavy 19th century restoration.

10.5.144 The church was formerly the chapel ante portas of the Abbey, forming one of three parish
churches built to serve the medieval eastern parish of Reading. It has a flint construction with
ashlar quoins. The church has a long, narrow north aisle, which embraces the three-stage
tower, built in 1458. The tower is an important landmark in views north through the Market
Place.

10.5.145 The interior houses a font dating from 1522 and a memorial to 16th century mathematician
John Blagrave.
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10.5.146 The church possesses considerable historic and architectural interest for the age of its fabric,
and its historic associations with the history and development of Reading.

10.5.147 St Laurence’s Church and Churchyard and Twelve Tombs was added to the statutory list in
1978, and comprises twelve tombs located within the churchyard of St Laurence’s Church,
dating from the 18th and 19th centuries.

10.5.148 The receptors possess historic and architectural interest as good examples of tombs which
are closely associated with the historic church.

10.5.149 The walls and gatepiers of St Laurence’s Graveyard were added to the statutory list in 1975
and are built in red brick with a central break to the front. The retaining wall adjoins the
Magistrates Court, and the Gatepiers are inscribed ‘Rebuilt AD 1791".

10.5.150 The wall and gatepiers possess historic and architectural interest as a good example of 18th
century boundary treatments, which form part of the ensemble of historic built form at St
Laurence’s Church.

10.5.151 The fragments possess historic and architectural interest as part of an early window structure
on the Site which forms part of an earlier phase of development in the locality.

10.5.152 Heritage value: Very High to High
Contribution of setting to heritage value

10.5.153 This group of receptors is focussed on St Laurence’s Church, which forms the centrepiece of
the historic town centre north of The Forbury/ Friar Street. The open space of Town Square
creates an area from which to appreciate the ensemble of the historic Church and civic
buildings together. St Laurence’s and the group as a whole, are perceptible in axial views
when approaching from the north and south.

10.5.154 The early 12th century church looks down the Market Place and overlooks Town Hall Square.
Originally the outer gate of Reading Abbey was attached to its south flank. This group of
receptors is appreciated within the ‘town hall complex’ of Victoria Hall, Concert Hall, Town
Hall and Museum, Library and Art Gallery; which together articulate the civic identity of
Reading from the medieval period onwards. This positively contributes to an understanding of
the groups heritage interest, by placing them within Reading’s wider historic context.

10.5.155 To the rear, the buildings face onto St Laurence’s churchyard, which comprises attractive
planting and mature trees.

10.5.156 The church is however very much experienced in the urban environs of Reading town centre,
particularly from views within Town Square. The church is viewed alongside modern
development, as well as other architecture of various styles and eras.

10.5.157 Given the tight knit urban grain of the area, and the extent of mature vegetation in St
Laurence’s Churchyard, the receptors have a highly enclosed immediate setting and thus
there is limited intervisibility with the current building on Site.

Group 6: Municipal Buildings and Small Town Hall — Grade Il

10.5.158 The Municipal Buildings and Small Town Hall are located approximately 900m to the northeast
of the Site.

10.5.159 The Municipal Buildings were constructed on the site of the earlier 12t century hospitium, the
exterior dates to 1486 but may incorporate some of the earlier building (founded 1196). The
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hospitium was used as a dormitory for pilgrims of Reading Abbey. Much of the remainder of
the original hospitium was located where Reading Town Hall now stands.

10.5.160 Reading Abbey school, founded in 1125, moved into the hospitium in 1486 as the Royal
Grammar School of King Henry VII. It is constructed of flint with Bath Stone quoins, dressings
and random blocks. The historic tiled roof now comprises large skylights and dormers.

10.5.161 In 1785 the old town hall in the upper storey of the Abbey Hospitium was demolished and a
new one was built, now known as Small Town Hall. The interior was rebuilt in an Italianate
style in 1864 to accommodate the Father Willis Organ. In 1875 a new building designed by
Alfred Waterhouse with bricks from the Reading firm of Colliers was completed. Waterhouse
wrapped his new building around the earlier town hall and carefully placed the clock tower for
views from Friar Street and Market Place.

10.5.162 The Municipal Buildings derive historic and architectural interest as one of the oldest surviving
remnants of Reading, particularly owing to its composition of an earlier 12th century hospitium
that was associated with Reading Abbey. The well-preserved exterior retains historic and
architectural interest as a late 15th century school house which was subsequently used as the
town hall.

10.5.163 The Small Town Hall derives historic and architectural interest as a well preserved civic
building of the late 18th century. Its interior is of architectural interest owing to surviving
decoration by Reading Borough Surveyor, W.H.Woodman.

10.5.164 Together, the buildings have group value as a collection of late 15th and late 18th century
buildings which articulate the historic evolution of Reading’s civic centre.

10.5.165 Heritage value: High
Contribution of setting to heritage value

10.5.166 The buildings are located within the Market Place/London Street Conservation Area, within the
centre of Reading. The buildings face on to town hall square, a paved area around the statue
of Queen Victoria. This open space, based on the medieval market place and forecourt of a
former gateway to the Abbey, comprises a number of historic buildings included the Grade |
listed St Laurence’s church and the Grade II* Town Council Chamber and the Grade I
Museum and Former School of Art. This provides a historic setting for the buildings and
positively contributes to an understanding of their placement within the wider historic
development of Reading.

10.5.167 St Laurence’s Church and the adjacent Town Hall complex are the key buildings of this
character area. The early 12th century church looks down the Market Place and overlooks
Town Hall Square. Originally the outer gate of Reading Abbey was attached to its south flank.

10.5.168 This group of receptors form a ‘town hall complex’ along with Victoria Hall, Concert Hall, Town
Hall and Museum, Library and Art Gallery; which together articulate the civic identity of
Reading from the medieval period onwards.

10.5.169 To the rear, the buildings face onto St Laurence’s churchyard, which comprises attractive
planting and mature trees. The immediate setting of the receptors is considered to positively
contribute to an understanding of their heritage value by virtue of the articulation of the historic
phase of development of this part of Reading.

10.5.170 Given the tight knit urban grain of the area, and the extent of mature vegetation in St

Laurence’s Churchyard, the receptors have a highly enclosed immediate setting and thus
there is not intervisibility with the Site.
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Group 7: Reading Museum and the Former School of Art — Grade Il

10.5.171 Reading Museum lies approximately 350m to the southwest of the Site. The receptor
comprises the former School of Art building, the original Museum building, and the Concert
Hall, all of which are Grade Il listed. In our assessment we have grouped these buildings
together owing to their proximity and shared setting.

10.5.172 This group of listed buildings along Blagrave Street reflects the expansion of Reading in the
18th and 19th centuries. Constructed between 1879 and 1894 these buildings sit alongside
the former Town Council Chamber. The Concert Hall was designed by Thomas Lainson and
reflects the Town Council Chamber’s French Gothic styling. The Art Gallery and Museum
were later designed by a local architect, W.R Howell, to fill the corner between the concert hall
and the School of Art. The Museum is of an asymmetric design in Gothic style closely echoing
the style of the concert hall.

10.5.173 From 1986 the buildings, including the former Town Council Chamber, were collectively
refurbished and now house a new concert hall and new galleries for the museum and art
gallery.

10.5.174 This group of buildings reflect the Town Council Chamber’s French Gothic styling and are
constructed using local materials such as dark blue brick with dark red brick and terracotta
dressings. A terracotta band wraps around the buildings above the ground floor, the carved
reliefs depicting the history of Reading.

10.5.175 Reading Museum, the Former School of Art and the Concert Hall has medium heritage value
in respect of its architectural detailing and connection with the Grade I11* listed Town Council
Chamber.

10.5.176 Along with the Town Council Chamber, these buildings are experienced within a highly
urbanised setting comprising architecturally traditional buildings and new modern
developments.

10.5.177 Heritage value: High

Contribution of setting to heritage value

10.5.178 Valpy street is the primary element of setting and the only street in which this building can be
experienced. The enclosed nature of the street contributes to heritage value.

10.5.179 The siting of this building at the junction of Valpy Street and Blagrave Street offers the building
townscape status at this locally prominent corner, the street layout and urban grain at this
junction therefore offers some contribution to the heritage value of the listed building. There
will also be longer distance views both north and south along Blagrave Street and looking
west from Valpy street which contribute to local legibility.

10.5.180 Given the extent of separation distance, the enclosed nature of Valpy Street and the mature
vegetation within Forbury Gardens, there is no visibility with the current building on Site and it
is not considered to contribute to its heritage value.

Group 8: Blakes Lock Sewage Pumping Station Receptors

10.5.181 This group comprises the following receptors:

= The Engine House — Grade Il

m  The Screens House — Grade Il
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= 47-48 Kenavon Drive — Grade Il
= The Pump and Turbine House — Grade I

10.5.182 Blake’s Lock is located approximately 350m south east of the Site along the River Kennet.
There are four listed buildings at Blake’s Lock which comprise the 19th century infrastructure
associated with the former Sewerage Pumping Station on the north side of the lock. The
historic buildings have been converted into a museum and restaurant and now represent a
destination along the river in which the public can enjoy the riverside area.

10.5.183 There has been a lock at this point along the River Kennet since at least the 13th century. The
early flash lock was replaced in 1802 with a timber-constructed pound lock to improve
navigation along the waterway. By this time, Rennie’s Kennet and Avon Canal was also in
operation.

10.5.184 The 19th century lock has been modernised and repaired and none of its fabric is listed.

10.5.1851n ¢.1870 a Sewerage Pumping Station was developed on the north side of the lock. The
engine house, pump and turbine house and screens house are Grade Il listed. The buildings
have a free Gothic architectural style and they are legible as a historic group. They are single
storey buildings (the Pump House slightly taller) in red brick with grey brick decoration and
dressings. The windows have cast iron frames and the roofs comprise red tiles.

10.5.186 There is a narrow access yard from the southwest which has the original paving. It creates a
small courtyard around which the buildings are arranged and appreciated together.

10.5.187 Nos. 48 and 49 Kenavon Drive are a pair of houses which are also Grade Il listed. They date
to 1873 and the detailing is similar to the Victorian buildings which comprise the Sewage
Pumping Station. The similarities in date and style suggests that they may have been built as
accommodation for workers at the sewerage plant. The list entry description states that they
are “listed for their stylistic and functional association with the sewage Pumping Station
buildings”.

10.5.188 The heritage value of the listed buildings at Blake’s Lock is derived from their historical and
architectural interest as a Victorian sewage works. The group of buildings is evidence of the
way waste was handled, and their survival as a group is also important to their special interest
because it helps to understand the processes involved in the works. The architectural detailing
of the buildings is also of interest.

10.5.189 Heritage value: High
Contribution of setting to heritage value

10.5.190 The setting of the listed buildings at Blake’s Lock comprises the River Kennet which makes an
important contribution to the special interest of the listed buildings. The river was part of the
industrial process at the sewage works.

10.5.191 The wider setting includes later development which has changed the historic character of the
area, first from open land (King's Mead) to industrial uses (Huntley and Palmers factory), and
now there is a mix of large retail units and modern residential blocks of flats. To the east along
the River Kennet, the listed buildings are experienced in the context of the later residential
development along the riverbank which visible in views out and across from the group of listed
buildings. The later elements of the setting do not contribute to the special interest of the listed
buildings.

10.5.192 Given the extent of separation distance and interposing development, there is no visibility

between the current building on Site and this group of receptors and thus it is not considered
to contribute to the heritage value of the receptors.
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Group 9: Watlington Street Receptors
10.5.193 This group comprises the following receptors:

= Watlington House — Grade II*

= Walls at 44 Watlington Street — Grade |l

= Wesley Methodist Church - Grade I

®  Church of St John the Evangelist — Grade |l

10.5.194 This group of receptors are located approximately 450m to the south of the Site, at the nearest
point.

10.5.195 Watlington House was listed Grade I1* on 22nd March 1957. It is understood to have been
constructed in two parts, the western part in 1688 Samuel and Anne Watlington; Samuel
Watlington was Mayor of Reading in 1695 and in 1711.The eastern part is later, possible
1763.

10.5.196 From 1794 the house became the residence of Captain Edward Purvis, until 1877 when it was
used as the Kendrick Girls School. In 1927 the school moved to the corner of Sidmouth Street
and London Road. The building is currently in office use, being the home of the Mills Archive
since 2003.

10.5.197 The principal eastern elevation to Watlington Street is Georgian in appearance. The red brick
building is two storeys with clay tiled hipped roof and brick chimney stack. The building is
three bays wide, with large sash windows framing a central door at ground floor level. The first
floor has two further large sash windows flanking a central slender sash window of six-over-
six. Two dormer windows at roof level complete the symmetrical composition, with a modillion
eaves cornice on the underside of the eaves.

10.5.198 To the south is a single storey service wing. The ancillary building is of complimentary red
brick, with Original mullion and transom windows on ground floor of north front. The building is
set back from the frontage behind a surface level car park that would have originally formed
the front garden. The car park and more attractively landscaped rear garden are enclosed by
a brick and flint boundary wall, which is Grade Il listed.

10.5.199 The heritage value of the building derives from several elements, including the attractive
external architectural appearance and domestic vernacular. The plan form and fixtures of the
building are well preserved and have architectural and historic value. Watlington House also
has historical value as one of the earliest remaining houses in the area, constructed for the
former Mayor of Reading.

10.5.200 The Wesley Methodist Church was constructed in 1872 and opened in 1873 as the mother
church of the Wesleyan Circuit. The Church was listed Grade Il on 14th December 1978, with
the listing amended in 1979.

10.5.201 The Wesley Methodist Church is formed of red brick with stone and white brick dressings. The
Church is comprised of a four bay aisled nave with flush transept and one bay chancel. The
main porch is located to the north-east with three stage tower and white brick steeple.

10.5.202 In 1997/8 the Church was refurbished and given a major extension, including welcome area

and coffee bar. The exterior was cleaned, enhancing the decorative masonry, and the interior
was repainted.
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10.5.203 Wesley methodist church derives historic and architectural interest owing to its survival as a
well-preserved late 19th century Methodist church of the Neo-Gothic style. It obtains
significant historic interest for its association with John Wesley, and for articulating the
influence of non-conformist religions on congregations of the mid to late 19th centuries.

10.5.204 The Church of St John the Evangelist was constructed in 1872 to the designs of Mr. W. A.
Dixon. The Church, originally Anglican, was saved from demolition in 1982 when acquired by
the Polish Catholic community. It is now known as the Sacred Heart.

10.5.205 The Church was built in the early French Gothic style of Kentish rag with Bath and red
sandstone dressings. The church consists of a chancel, with north organ chamber and vestry,
a nave, north and south aisles, slightly projecting north and south transepts, a baptistery at the
west end of the north aisle, a south-west tower, the bottom stage of which is used as an
entrance vestibule, and a north-west turret and vestibule with a staircase leading to the gallery
over the west end of the nave.

10.5.206 The spire of the Church of St John the Evangelist and that of the Wesley Methodist Church,
form prominent landmarks in the conservation area and surrounding locality. The muscular
Watlington House to the south adds much to the ensemble.

10.5.207 The interior is understood to be spacious and has arcades of five bays with circular piers, stiff-
leaf capitals, and two orders with roll-mouldings in the heads comprise. There are several
stained glass windows dating from Edwardian times including four single light ones under the
gallery, signed by Clayton & Bell and dating from 1909.

10.5.208 The church derives historic and architectural interest as the only Anglican Church by Dixon.
His Baptist church, Edgware, ¢.1872 survives; another Baptist church in Hampstead, 1878 has
been demolished. It is of architectural interest owing to its survival as a well preserved
example of a church in the early French Gothic style.

10.5.209 Heritage value: Very High to High
Contribution of setting to heritage value

10.5.210 The setting of Watlington House comprises later Victorian development along Watlington
Street, South Street and The Grove. The architectural style, scale and appearance of the
properties in the immediate area are complementary to the appearance of Watlington House.
In the wider area, beyond the Conservation Area, the observer is aware of greater intensity of
development associated with the development of Reading centre.

10.5.211 The house’s special architectural and historic interest is best appreciated from the east,
looking at the main elevation. Views towards the Site are glancing or oblique, and there is a
significant separation between the two such the Site presently makes no contribution, positive
or negative, to our ability to appreciate the heritage value of the building.

10.5.212 The Wesley is near the town centre, in the heart of both the old commercial and residential
parts of Reading. The spire of the Wesley Methodist Church and that of the Church of St John
the Evangelist, form prominent landmarks in the conservation area and surrounding locality. It
faces the road on the north side, and a range of modern commercial and other buildings, and
accordingly its context on this side has changed markedly.

10.5.213 There is a view of the church spire walking north towards it from the CA, and that feature is
backdropped by the recently completing residential tower north of the Canal.

10.5.214 The Church of St John the Evangelist orients E-W in the manner of Church of England (as it

was originally) churches, and there are attractive views of its tower looking north from the CA,
and in those views one appreciates the recently competing residential scheme.
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10.5.215 Due to the extent of separation distance and extent of interposing development, there is no
intervisibility with the current building on Site.

Main Building of Reading Station

10.5.216 The receptor is located approximately 500m to the west of the Site. The first Reading station
was designed by Isambard Kingdom Brunel as part of the original line of the Great Western
Railway. Between 1865-67, the original station was enlarged and remodelled by architect Mr
Lane (Chief Engineer of the GWR Co). The remodelled station is of an Italianate style and
comprises a 2-storey symmetrical building of buff brick and Bath stone, incorporating a tower
and clock.

10.5.217 The historic value of this building lies in its association with the construction of the Great
Western Railway, and in particular its association with the railway’s chief engineer Isambard
Kingdom Brunel.

10.5.218 Heritage Value: High
Contribution of Setting to Heritage Value:

10.5.219 The location of the station building in close proximity to the railway line positively contributes
to an understanding of the buildings historic function and the relationship between the two.
The original setting of the receptor has been lost to the modern development and public realm
which comprise Reading Station. The building sits with little relation to its surroundings, which
comprise tall buildings of modern character. The consistent development which is centred
around an area of public realm immediately outside of the station building has established a
sense of enclosure to the building’s setting. Bar the building’s location close to the railway line,
its setting does not contribute to an understanding of its significance. Given the extent of
separation distance, there is no intervisibility between the receptor and the current building on
Site.

Conservation Areas

10.5.220 The conservation areas included within the study area are identified on the heritage asset plan
at Appendix J.1 of the Built Heritage Appendix.

London Street/Market Place Conservation Area

10.5.221 The Site lies approximately 260m to the east of this conservation area, at the nearest point.
The CA was first designated in 1972 and later extended in 1982.

10.5.222 The conservation area is split into 4 sub areas, only one of which has the potential to be
effected. This is the northernmost sub area, 4: Market Place and Environs of St. Laurence
Church and Town Hall.

History

10.5.223 The Market Place/London Street Conservation Area is located in central Reading. The
northern half of this linear conservation area contains the site of the town’s medieval market
place, now formally known as ‘Market Place’, and the recently restored 19th century Town Hall
within which are the Museum of Reading and the Reading Concert Hall.

10.5.224 The conservation area is, generally speaking, a tightly knit urban area composed of
continuous frontages of two-, three- and four-storey buildings beside streets of varying length
and width. Close to St Laurence’s Church there is a wide part-pedestrianised area that
includes the triangular site of Market Place and an adjoining paved area around the statue of
Queen Victoria known as Town Hall Square. This open space, based on the medieval market
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place and forecourt of a former gateway to the Abbey, provides a good setting for the area’s
historic buildings especially St Laurence’s Church, the Town Hall and a row of listed buildings
(nos. 23 to 34) on the north-east of Market Place.

10.5.225 St Laurence’s Church and the adjacent Town Hall complex are the key buildings of this
character area. The early 12th century church looks down the Market Place and overlooks
Town Hall Square. Originally the outer gate of Reading Abbey was attached to its south flank.
Along the south side of the church, a covered walkway was built by the mathematician John
Blagrave in 1619, known as Blagrave’s piazza. Later the parish stocks stood beneath it. The
walkway was demolished in 1867.

10.5.226 The collection of municipal buildings in Blagrave Street is arranged around an 18th century
town hall. In 1785 the old town hall in the upper storey of the Abbey Hospitium was
demolished and a new one was built, now known as Victoria Hall. It was rebuilt in an Italianate
style in 1864 to accommodate the Father Willis Organ. In 1875 a new building designed by
Alfred Waterhouse with bricks from the Reading firm of Colliers was completed. Waterhouse
wrapped his new building around the earlier town hall and carefully placed the clock tower for
views from Friar Street and Market Place. In the next few years, further buildings were added
to the complex. A Public Library and Museum by Thomas Lainson was added in 1883-4 and
an Art Gallery by W.R.Howell in 1897. This group of buildings, decorated with a lively display
of red and blue bricks and terracotta is one of the defining images of Reading’s architecture.
The pairing of the stone and flint medieval church tower and Waterhouse’s red and blue brick
clock tower display a lively contrast of colour and building materials, both in a Gothic style.

10.5.227 The Market Place and its continuation into the pedestrianised space in front of the Town Hall
has its origins in the 12th century but was described in the 1960s by the architectural historian
Nikolaus Pevsner as a “triangular space of no visual distinction”. Today, its potential as a
pedestrianised public open space is constrained by the movement of buses and other vehicles
through the area and its location out of sight of Broad Street, Reading’s main shopping street.
Paving, planters and other features within the public realm are tired and dated and Market
Place awaits major environmental improvements.

10.5.228 The Market Place was partly destroyed by a bomb in 1943 and the buildings around Market
Place show a variety of styles and periods in which, unfortunately, mid 20th century Brutalist
architecture figures largely. Nos. 27/28 and 29/31 have timber frames (altered) from the 17th
century or earlier. On the opposite side of Market Place, Nos. 13-16 (NatWest Bank) dates
from c1875 in a Renaissance palace style. Facing north, on the lower side of Market Place,
nos. 48/49 is a stuccoed mid-18th century building.

10.5.229 The special interest of sub area 4 of the CA is derived from the following:

= The close proximity of St Laurence’s Church and Town Hall buildings makes a strong
architectural statement;

= St Laurence’s Church and distinctive tower;

= The large public open space (part-pedestrianised) composed of Market Place and the
area around the statue of Queen Victoria;

= Town Hall complex comprising Victoria Hall, Concert Hall, Town Hall and Museum, Library
and Art Gallery;

= The collection of historic buildings looking onto Market Place;
= The monument in Market Place, designed by Sir John Soane in 1804 to commemorate

Edward Simeon a mayor of Reading and Governor of the Bank of England, and the statue
of Queen Victoria;
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= Good views of Town Hall clock tower and the tower of St Laurence’s Church;
= Trees, greenery and open space of St Laurence’s churchyard;

= Trees in the public realm which soften the harsh urban townscape; and

= Natural stone kerbs.

10.5.230 In summary the special interest of the Conservation Area is derived from it’s the historic
interest as part of the medieval marketplace and its associations as a gateway the abbey.
Architectural interest also lies in the individual styles of buildings with particular regard to the
town hall and St Laurence’s Church. The tight nit urban grain and historic street layout also
contributes to heritage value.

10.5.231 Heritage value: High
Contribution of setting to heritage value

10.5.232 The setting of the Conservation Area immediately to the west is the commercial heart of
Reading including Broad Street and the modern Oracle Shopping Centre. The large urban
footprint of the late 20th century shopping centres have broken up the historic streetscape and
form detracting features within the immediate setting of the CA.

10.5.233 Immediately to the east is Forbury Gardens, the site of the outer precinct of Reading Abbey,
now a public park and the town centre’s largest public open space. The park offers an open
space to be able to appreciate the CA from and as such contributes its interest as part of its
setting.

10.5.234 The site lies to the north east of the CA, separated from it and the rest of the urban centre by
the ring road. The low architectural quality of the current building on Site, combined with its
large, vacant car park, forms a detracting feature within the wider setting of the CA.

Eldon Square Conservation Area

10.5.235 Eldon Square Conservation Area comprises a large geographical area and is located
approximately 400m to the south of the Site, at the nearest point. It was first designated in
1972 and extended in 1982 by the addition of Watlington Street, to the west, and Eldon Street,
Victoria Street and Montague Street, to the east.

10.5.236 The Conservation Area comprises domestically scaled properties, with civic buildings of
landmark quality. It is a generally close-knit urban area with few areas of open space,
including Eldon Square.

10.5.237 The Eldon Square Conservation Area Appraisal was prepared in 2007. It provides a succinct
description of the special character and appearance of the area:

= Eldon Square, a mid-19th century planned formal town square comprising an enclosed
park surrounded on three sides by Bath stone detached and semi-detached buildings;

= Eldon Road, part of the formal arrangement of Eldon Square notable for a row of mid 19th
century dwellings on its west side;

= The park at Eldon Square, known as King George V Gardens, which is enclosed by grade

I listed railings and contains mature trees and other greenery and a large statue of the
first Marquess of Reading, died 1935;
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= Nos 163 to 189 (odd) Kings Road, a long row of prestigious Bath stone former early 19th
century residences with good quality Classical and Italianate detailing;

= The architectural and historic interest of the area’s buildings, including two grade II* listed
buildings (Watlington House and 173-183 (odd) Kings Road);

= Two churches in unusually close proximity (Wesley Methodist Church and Church of St
John the Evangelist) the spires of which are a local landmark;

= 19th century street pattern on either side of Eldon Road with traces of an earlier
unrealised formal layout in the vicinity of The Oval;

= Cohesive architectural development of the mid 19th century with contrasting middle-class
and working class housing;

= | engths of historic stone kerbs and gulleys and remnants of old railings;

= Good examples of small mid 19th century terraced houses probably occupied by workers
in nearby Huntley and Palmers, the largest employer in 19th century Reading;

= Trees and groups of trees in the park in Eldon Square and in the curtilage of Watlington
House and The Oval;

= The prevalent use of Bath stone and local brick; and
= Distinctive local details such as cast iron street name signs and old lamp posts.

10.5.238 The area is set within an urban context and bounded by the busy vehicular routes of London
Road and Kings Road. As a consequence the area is discernibly contained and there is a
distinction between the lower scale and fine grain residential development in the area and the
modern twentieth century development on the periphery.

10.5.239 The Conservation Area Appraisal sub-divides the area into character areas. The area closest
to the Site and where there is potential for the Proposed Development to impact setting is
character area 2. This character area is predominantly residential with some houses in
multiple occupation. Watlington Street is described as the primary street, punctuated by two
churches and Watlington House.

10.5.240 The most prominent landmarks in the sub-area and the conservation area as a whole, are the
spires of the Wesley Methodist Church (1872) and the Church of St John the Evangelist
(1872), now known as the Polish Church of the Sacred Heart. The spires form landmarks both
within the Conservation Area and the surrounding locality.

10.5.241 Heritage value: High
Contribution of setting to heritage value

10.5.242 The boundary of the CA comes up abruptly to Queen’s Road, where there is a sharp change
in character. Modern residential development of a considerable scale (of up to 9 storeys)
aligns the northern side of the road. Beyond this, the River Kennet and island peninsula form
an interposing natural and built form to the north of the CA.

10.5.243 One is aware that the CA is an area of enclosed, historic landscape in the context of a busy
urban centre, which is continuously evolving. Currently the setting makes no particular
contribution to our ability to appreciate the special interest of the CA except, as it happens, by
contrast between the busy modern areas outside it. Given the extent of separation distance
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and interposing development, there is no intervisibility between the Site and the conservation
area.

Non-Designated Heritage Receptors

10.5.244 The non-designated heritage receptors identified within the study area are shown on the
heritage asset plan at Appendix J.1 of the Built Heritage Chapter.

Locally Listed Buildings

Group 10: Kings Road Garden, Huntley and Palmers Social Club and the Former Gas
Works Social Club —locally listed

10.5.245 Kings Road Garden and Huntley and Palmers Social Club are located approximately 260m to
the southeast of the Site, at the nearest point.

10.5.246 King’'s Road Garden comprises a small garden on the southern side of King’'s Road, at a busy
junction of the Inner Distribution Road. It was formerly the Huntley & Palmers Garden,
indicated by the inscribed gates with ‘H and P’. Iron railings and a low brick wall encloses the
gardens with impressive iron gates.

10.5.247 Huntley and Palmers Social Club comprises what survives of the former factory of the biscuit
markers, Huntley and Palmers, who were originally based in Reading. The company created
one of the world's first global brands and ran what was once the world’s largest biscuit factory.

10.5.248 The building shows the established date of the company to be 1841 and this building is all that
remains of the former large-scale factory. This building was converted into the Factory Social
Club in 1938, after it became vacant when new offices were constructed next door on the
King's Road frontage. In the 1920s the company originally had major plans to build a large
purpose-built social centre opposite the factory in the King's Road. The scheme was never
realised and the modest conversion in 1938 was the final result.

10.5.249 The building derives historic and architectural interest as a well-preserved 19th century
industrial building, used specifically for the production of biscuits. It has historic interest as a
remnant of the once dominant Huntley and Palmer’s biscuit factory, and as part of Reading’s
industrial past.

10.5.250 The former factory has group value with King’s Road Garden opposite, as the two together
survive as remnants of Reading’s industrial past and the commercial dominance of the
Huntley and Palmer’s biscuit factory.

10.5.251 The former Gas Works social club dates to the late 19" century and was built as a social club
for the workers of the Reading Gas Company on a site purchased from the famous Huntley &
Palmers biscuit company in 1880. It is now derelict. It derives historic interest as as a remnant
of Reading’s industrial past, particularly of the gas works which used to stand in close
proximity. Architecturally, it is a modest red brick building which survives as an example of a
late 19" century social club.

10.5.252 Heritage value: Low
Contribution of setting to heritage value
10.5.253 Kings Road Gardens and the Palmers Social Club are located on opposing sides of the King's

Road , close to the busy junction of the Inner Distribution Road. The Former Gas Works Social
Club is slightly set back from the Inner Distribution Road, on Gas Works Road.
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10.5.254 This area was historically the centre of industry in Reading and included the Reading Gas

Works. Some remnants of the town’s industrial past remain, including the buildings associated
with Blake’s Lock. However, the receptors no longer relate to their immediate setting which
comprises modern, office and residential development of a considerable scale.

10.5.255 The receptors are experienced in a busy, urban environment characterised by tall buildings.

Their historic setting has been completely eroded and they are very much experienced in the
environs of a busy urban centre.

10.5.256 Given the extent of separation distance and interposing development, there is no intervisibility

10.6

10.6.1

10.6.2

between the Site and this group of receptors.
Mitigation

Design measures forming part of the embedded mitigation include the form, separation
distance and maximum heights set out in the parameter plans. It also includes the specific
principles established in the Design Code Document. These mitigation measures seek to
break up the perceived mass of the proposals through separation between each of the
building blocks, and maximum parameter have been identified to ensure the proposed
scheme is contextual to its surroundings, as well as nearby heritage sensitivities. Where
applicable, the architectural treatments prescribed in the Design Code Document also forms
embedded mitigation, including the following General Principles:

= Buildings are not flexible and cannot shift from the maximum deviation boundary as
outlined within the Parameters.

= The footprints as outlined in the Parameter Plans are the maximum developable extents.

= All buildings must be designed and specified to a high level of quality due to their
townscape contribution.

= Maximum development heights consider the top parapet height of proposed buildings
only — maximum heights do not include lift overrun or plant heights.

= The visual impact of lift overruns and rooftop plant must be minimised through use of
perimeter or localised screening and well considered positioning.

= Ensure buildings have a varied but cohesive architectural style, taking into consideration
the key assets around the square.

= Provide variation in rooflines, materiality and facade design in order to avoid a
monotonous and overbearing development.

In relation to the Materiality and Elevational Principals , the Design Code specifies:
= Materials for the facade must be consistent with the local vernacular of Reading.

= Materials must be complementary to the wider and local contextual character of Reading.
The tones and colours of these materials should be complementary to Reading vernacular
character.

= Main materials of the fagade must be of brick masonry, concrete, timber, glass and metal;
all in keeping with the local vernacular of Reading — other materials can be used in
conjunction but limited in their scope when compared to the primary material palette —
Variety of materials across the building types must be introduced to ensure material
variety across the developments.
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10.6.3

10.6.4

10.7

10.7.1

10.7.2

10.7.3

10.7.4

10.7.5

= Clear delineation of buildings should be made up of three key distinctions; ground floor
(base), Middle and top — each with their own architectural distinction as well as being
stitched together a clear and coherent design language.

At ground floor, the Design Code specifies:

= Commercial frontage must have a high degree of transparency between public realm and
interior.

= Building frontages that are adjacent to primary movement zones must provide active
frontage.

The likely effects of the Proposed Development include embedded mitigation which is
assumed to have been incorporated into the scheme design from the outset. As a result, there
is no requirement for additional mitigation and thus likely residual effects remain the same as
the likely effects, unless otherwise stated.

Assessment of Significant Likely Effects

The following receptors have been scoped out of this stage of the assessment, on the basis of
limited visibility with the Proposed Development, as shown by the ZTV at Appendix J.2, as
well as the separating distances and lack of historic associations, the Proposed Development
would introduce no change to their setting or heritage value:

= Watlington House (Map Ref: 7 of Appendix J.1);

= Abbey Mill Ruins (Map Ref: 21 of Appendix J.1);

= Kings Road Garden, Kings Road (Map Ref: 75 of Appendix J.1);

= Huntley and Palmers Social Club, Kings Road (Map Ref: 76 of Appendix J.1).

= Former Gas Works Social Club (Map Ref: 79 of Appendix J.1).

Demolition and Construction Effects

Chapter 4 sets out the anticipated programme of works and the key activities that would be
undertaken on the Site during demolition and construction necessary to facilitate the Proposed
Development. The likely effect of these activities on the value of the heritage receptors
identified in the baseline is assessed below.

There are no heritage receptors within the Site boundary so the demolition and construction
activities will have no direct physical effects on any receptors.

Indirect Effects (setting impacts)

This phase of the Proposed Development could also introduce new environmental conditions
into the setting (and experience) of the heritage receptors: there will be increased noise,
vibration, dust and traffic in the surrounding area, which could affect a heritage receptor’'s
significance. Such impacts will mainly be felt within close proximity to the Site, including on the
Forbury Road, from within Forbury Gardens RPG and Abbott's Walk.

There will be no permanent change to the way the heritage value of the receptors identified in
the assessment are appreciated or understood arising from this phase of the Proposed
Development. The appearance of construction activity for the receptors where there is some
visual relationship between the Site and the receptor is not considered to materially impact on
appreciation of their heritage value.
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10.7.6

10.7.7

10.7.8

10.7.9

The heritage receptors considered within this assessment (identified in Table 10.13 below) fall
broadly within 500m of the Site and therefore the activities at this stage of the Proposed
Development would introduce demolition and construction activities to their setting. This would
comprise new visual influences, as well as noise.

The following heritage receptors are most likely to experience the temporary effects to setting
of the demolition and construction phases of the Proposed Development owing to their
proximity or direct alignment with the Site:

= Reading Abbey Ruins (Grade I)

= Reading Abbey Gate (Grade I)

= Reading Gaol (Grade II)

m  Forbury Gardens RPG and associated structures (Grade Il)

m  Church of St James’ (Grade II)

= Church of St James’ Preshytery (Grade Il)

= The Plummery Wall (Grade II)

= Shire Hall (Grade II)

= Assize Courts (Grade Il)

These receptors are considered to have a Low susceptibility to this stage of the Proposed
Development because this phase of works would not introduce a permanent change to their
setting. The receptors listed above are therefore considered to have a Low/Medium to Medium
sensitivity to the Proposed Development.

This stage of the Proposed Development would introduce construction activities to the
immediate and wider townscape in which the receptors are appreciated. The appearance of
this type of activity would be considered to change the baseline situation, with a Low
magnitude of impact identified due to the temporal nature of the works. This is considered to
result in an indirect medium term, temporary Minor to Minor/Moderate Adverse likely effect, as

the activities are unattractive and change the environmental quality of their setting. This likely
effect is Not Significant.

10.7.10 All other receptors considered in the assessment will have a Low susceptibility to the

Proposed Development and a Low to Medium sensitivity (medium value receptors). The
sensitivity of all outstanding receptors is considered to be Low to Medium owing to their
separating distance from the Site and the unlikelihood that this stage of works would affect an
appreciation of their heritage value or change how they are experienced in their local
townscape setting.

10.7.11 The magnitude of impact on these receptors from this phase of the Proposed Development is

considered to be Nil. This results in no likely effect (i.e. None) for all receptors, which is
indirect, medium term and temporary. This is Not Significant.

172



Environmental Statement — Volume 1: Main Report @ Stantec
Kings Meadow View

Operational Effects
Listed Buildings and Structures
Group 1: Reading Abbey Receptors
10.7.12 This group comprises the following receptors:
®  Reading Abbey Ruins — Grade | (Map Ref: 1 of Appendix J.1)
= Abbey Gate — Grade | (Map Ref: 2 of Appendix J.1)
= Reading Abbey — Scheduled Monument (Map Ref: 78 of Appendix J.1)

10.7.13 The Reading Abbey Ruins and Abbey Gate are experienced in an urban setting which is
characterised by surrounding modern development, perceptible from within the Abbey
Grounds. Historic landmarks are also a feature of the abbey’s immediate setting, including the
Church of St James and a cluster of other listed buildings which are situated around Forbury
Gardens RPG. The extant development plan identifies the Site as being within the East Side
Major Opportunity Area, Forbury Retail Park (Policy CR13). Reading Local Plan (2019)
outlines that one of the main visions for this area is to become more urban. As such, it is
evident that the Site is located within an area of evolving change and major regeneration.

10.7.14 Given the awareness of the wider urban environs of Reading town centre, which is subject to
further change, the susceptibility of this group of receptors change is Medium. When
calibrated with their Very High value, this equates to a sensitivity of Medium to High.

10.7.15 The ZTV at Appendix J.2 illustrates that there will be visibility of the Proposed Development
from within the Abbey Ruins. The new buildings on Site will form 12 residential blocks of
between 52.0m to 73.5m AOD. The mid to upper elements of the proposals will be visible from
within the Reading Abbey Ruins.

10.7.16 VL3 Reading Abbey Ruins, from the verified views pack prepared by AVR London illustrates
how the Proposed Development will partially appear from within the Reading Abbey Ruins,
albeit in the summer condition wholly occluded by interposing vegetation. The Proposed
Development largely remains occluded from view, by virtue of the sunken topography and the
enclosed character of the abbey, characterised by the perimeter wall of the prison. The view is
representative and the extent of visibility is likely to change as the observer moves around the
abbey grounds.

10.7.17 Where visible, the Proposed Development does not rise above or compete with the existing
scale of the Abbey Ruins. It remains subservient and is understood as part of the existing
context of modern development which is visible on the periphery of the Abbey Ruins, including
Reading Gaol.

10.7.18 The reserved matters design will be controlled by the design codes which are submitted for
approval together with the approved parameter plan, these will control the materiality and form
of the development. The height steps down on the southern boundary, the element of the
proposals closest to the Abbey Ruins, in turn reducing the perception of mass, as illustrated in
the illustrative axonometric study and illustrative sectional diagram from the Design Codes
document prepared by Squires and Partners. This is reinforced by the principles set out in the
Design Code, which, in relation to blocks in closest proximity to the Abbey Ruins states the
following "A taper in height to the south perimeter buildings (CBS&CB4) is advised to ensure
subtle refinement to the plots fronting onto Plummery Gardens. The contextual material
palette of the building will respond to the local vernacular, echoing the historic character of the
Abbey Ruins.
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10.7.19 The Abbey Gate is located further away from the Site in comparison to the Abbey Ruins. The
upper elements of the new buildings on Site will result in visibility with the Abbey Gate, the
lower elements will remain occluded by interposing development. This new built form is
understood and appreciated in the existing context of buildings that comprise the wider urban
environs of Reading Town centre.

10.7.20 For the reasons outlined above, the Proposed Development will have Nil magnitude of impact
on this group of receptors, resulting in no likely effect (i.e. None). The effect is not significant
and will be indirect, permanent and long term.

Reading Gaol — Grade Il (Map Ref: 9 of Appendix J.1)

10.7.21 As outlined in Section 10.5 due to its function, the setting of the Gaol is restricted to its
immediate boundaries which are enclosed by a tall boundary wall. The building thus has an
inward looking and private character, which means that the setting of the listed building makes
no contribution to the special interest of the listed building. Furthermore, the gaol is
experienced within the urban environs of Reading town centre which comprises the busy and
noisy Inner Distribution Road (IDR). Forbury Retail Park is an allocated site under Policy
CR13 of the development plan. It is thus evident that the Site is located within an area of
evolving change and major regeneration. Consequently, the susceptibility of the receptor to
change is Low. When calibrated with the High value, the sensitivity of the receptor is Medium.

10.7.22 The Proposed Development will form 12 new residential blocks of between 52.0m and 73.5m,
as set out by parameter plan 18111-SQP-ZZ-05-DR-A-PL00013 directly opposite the prison,
on the opposing side of the IDR/Forbury Road. The ZTV indicates that there will be visibility
from the prison, yet given the confines of the tall boundary wall, only the upper elements of the
Proposed Development will be perceptible from within the prison. This development is
therefore understood as part of the existing tall building, modern development which forms
part of the receptors wider setting.

10.7.23 VL13 Kenavon Drive towards Reading Prison of the verified views pack prepared by AVR
London, illustrates the impact of the Proposed Development from within the immediate setting
of the receptor. The scheme increases the scale of development on the south of the Forbury
Road, within the immediate setting of the prison, yet given this is an allocated Site, the
increase in units and scale is to be expected.

10.7.24 The Design Codes which are submitted for approval provide the set of ‘rules’ which future
applications for approval of reserved matters must comply with. A tapering in height to the
south perimeter buildings (Central Blocks 3 and 4) is stipulated in the Design Code to ensure
a transition towards the existing built environment on the southern boundary. The Design
Code specifies that the main materials of the facade should be in keeping with the local
vernacular, including the red brick masonry of the prison. The proposed elevations are also to
have a ‘top, middle and bottom’ to help break down the overall mass of the building elements
closest to Reading Gaol.

10.7.25 The architectural and historic interest of the prison, as outlined in Section 10.5, is derived in its
internal plan form of a cellular arrangement, which reflects the use of a ‘separate’ system of
penal management. The impact of the Proposed Development, located within an element of
the prison's setting , which does not contribute to its significance value, is not considered to
cause harm to the receptor. It does not alter the inward looking character of the prison, nor
does it change one’s appreciation of the heritage value of the prison.

10.7.26 As such, the Proposed Development will have a Nil magnitude of impact resulting in a likely

significant effect of None. The effect is not significant and will be indirect, permanent and long
term.
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Group 2: Church of St James and St James’s Presbytery and St James Former School
Buildings — Grade Il (Map refs 10 and 11)

10.7.27 The Church of St James and associated presbytery are located within the context of the
historic Abbey Ruins and Grade Il RPG of Forbury Park. The receptors are also experienced
with the later development and environmental influences (noise, pollution etc) associated with
the Forbury Road. It is evident that the Site is located within an urban area, which is evolving
in accordance with the East Side Major Opportunity Area, Forbury Retail Park (Policy CR13).
The dual carriageway forms a distinct visual and physical boundary and the intrinsic parts of
the listed buildings setting are located within Forbury Park. The susceptibility of the assets to
change is Low. When calibrated with the High value of the receptors’, their sensitivity is
Medium.

10.7.28 The Proposed Development will introduce 12 residential blocks of between 52m and 73.5m
AQOD, directly opposite the church and presbytery, on the opposing side of the Forbury Road.
This will introduce new development of scale within the immediate setting of the receptors and
within key views of the development from east and west along Forbury Road.

10.7.29 The impact of this is demonstrated by VL2 Forbury Gardens and VL9 Forbury Park (West)
prepared by AVR London. VL2 Forbury Gardens illustrates that the Proposed Development
will be seen in conjunction with the neighbouring development of No 3 Forbury Place. From
within Forbury Park, there is a visual interaction between the church and the Proposed
Development in VL2. This, however, is illustrative of a singular, static point, and one's
appreciation of the church remains a kinetic experience.

10.7.30 Furthermore, the introduction of the Proposed Development does not alter the axial view of
the principal gable and the proposals remain separated from the church, by virtue of the
presence of the large dual carriageway. The degree of separation between the proposed
blocks and the narrow building footprint have ensured that the proposals remain distinctly
separate from the church and are understood as forming part of the existing context of modern
development to the north of the Forbury Road.

10.7.31 VL9 is located to the west of the Church of St James, along Forbury Road. The height is
contextual to the surrounding development which comprises neighbouring tall schemes
including Forbury Place at 8 storeys and Huntley Wharf in the distance, which stands at 11
storeys. Furthermore, the proposals remain subservient to the ridgeline of the church in views
from within Forbury Gardens.

10.7.32 The reserved matters design will be controlled by the design codes which are submitted for
approval together with the approved parameter plans, which will control the materiality and
form of the development. A tapering in height to the south perimeter buildings (CB3 and CB4)
is stipulated by the Design Code to ensure a transition towards the existing built environment
on the southern boundary, including St James Church, which front the Forbury Road. The
Design Code specifies that the main materials of the facade should be in keeping with the
local vernacular, including brick masonry that would complement the church. The proposed
elevations are also to have a ‘top, middle and bottom’ to help break down the overall mass of
the building elements closest to St James Church.

10.7.33 Ultimately, when assessing the impact on the heritage value of the church and adjoining
presbytery and school, the proposals are located within an element of the receptors' setting
which does not contribute to an understanding of that heritage value. The heritage value of the
asset is preserved, their appreciation as a collection of ecclesiastical buildings in the Norman
Revival style by prominent Victorian architect, A.W.N.Pugin, remain appreciable.

10.7.34 As such the Proposed Development would have a Nil magnitude of impact to the value of the
receptor, giving rise to no likely significant effects (None).
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The Plummery Wall — Grade Il (Map Ref: 14)

10.7.35 The historic setting of the plummery wall has been entirely eroded by the construction of the
ring road in 1989, which also resulted in elements of the wall being buried. As such, it makes
no contribution to the significance of the receptor. Therefore, the susceptibility of the receptor
to change, is Low. When calibrated with the High value the sensitivity of the receptor is
Medium.

10.7.36 The Proposed Development would introduce a humber of new buildings within the immediate
setting of the receptor. The maximum height of the blocks will vary between 52m and 73.5m,
as set out by parameter plan 13. Yet, given the extent of change within the receptor’s setting,
the Proposed Development will have a Nil magnitude of impact, resulting in no likely effect (i.e.
None). There will be no change to the value of the receptor.

10 and 11 and 12, Abbot’s Walk — Grade Il (Map Ref: 15)

10.7.37 The existing setting of the listed terrace comprises a mixture of historic buildings and
landmarks, as well as modern development of scale, located along the Forbury Road and
Forbury Roundabout. Whilst initially experienced in an attractive, historic immediate setting,
there is still an awareness of the wider urban environs of Reading town centre. Consequently,
the susceptibility of the receptor to change is Medium. When calibrated with the High value,
the sensitivity of the receptor is Medium/High.

10.7.38 The Proposed Development will introduce new built form within the wider setting of the
receptor, to the north of the Forbury Road. The scale of development of between 52m and
73.5m AOD will be visible from the immediate setting of the receptor and in views looking
south east along Abbot’'s Walk. Yet, this will be appreciated in the context of existing modern
development of scale along the Forbury Road and will contribute to the wider urban environs
of reading town centre.

10.7.39 The reserved matters design will be controlled by the design codes which are submitted for
approval together with the approved parameter plans, which will control the materiality and
form of the development. The Design Code specifies that the main materials of the fagade
should be in keeping with the local vernacular, including the historic brick work and render of
10,11 and 12 Abbot’'s Walk. The proposed elevations are also to have a ‘top, middle and
bottom’ to help break down the overall mass.

10.7.40 Furthermore, the historic and architectural interest of the building is best appreciated in close
up views looking towards the principal elevation of the buildings. In this context, one is
orientated away from the Site and the Proposed Development.

10.7.41 The proposals are not located within an element of the receptors' setting that contributes to an
understanding of their significance, located some distance away on the opposing side of the
ring road, adjacent to the existing modern office development. As such, the heritage value of
10,11 and 12 Abbot's Walk is preserved by the Proposed Development.

10.7.42 The Proposed Development would therefore have a Nil magnitude of impact to the value of
the receptor. The Proposed Development would give rise to no likely effects (None)

Group 3: Forbury Gardens Receptors
10.7.43 This group comprises the following receptors:
= Archway connecting Forbury Gardens to Abbey Ruins — Grade II*

= Shelter at North-east corner of Forbury Gardens — Grade |l
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= Wall between Forbury Road and Abbott's Walk to West of St James’s Church — Grade I
= Anglican Cross within Forbury Gardens — Grade Il
= Maiwand Memorial within Forbury Gardens — Grade I

= Forbury Gardens RPG — Grade |l

10.7.44 The immediate surroundings of the RPG comprise a historic cluster of Reading’s medieval

abbey complex, which positively contributes to an understanding for the historic placement of
the RPG in this location. Views outwards, through gaps in the tree line provide visibility of
large-scale modern buildings which has resulted in this group of receptors being experienced
in the wider urban environs of Reading town centre. Consequently, the susceptibility of this
group of receptors is Medium. When calibrated with their High value the sensitivity of the
receptor is Medium/High.

10.7.45 The Proposed Development will introduce 12 new residential blocks of between 52m and

73.5m, as set out by parameter plan 13, to the north of the Forbury Road, within the wider
setting of the receptor. From within the RPG, there will be views of the new buildings on Site,
through gaps in the mature trees which are a common feature of the park. Where visible, the
new buildings on Site will be perceptible as part of the already established modern
development to the north of the Forbury Road.

10.7.46 VL2 Forbury Gardens illustrates the impact of the Proposed Development from within the

RPG, in which there will be views of the new buildings on Site. , This view illustrates the
summer condition, when the trees have turned to leaf, with the proposals only partially visible
through gaps in the mature trees which are a common feature of the park. In winter, when
trees have shed their leaf, there will be a greater visual interaction from within the park.

10.7.47 Where visible, the new buildings on Site will be seen in conjunction with the already

established modern development to the north of the Forbury Road.

10.7.48 VL9 Forbury Road (west) from just outside the northern boundary of the park demonstrates

how the new buildings will be perceived in conjunction with the existing development along
Forbury Road, the height of the proposals remaining consistent with the datum established by
the neighbouring Huntley Wharf and Forbury Place.

10.7.49 Yet the new building will infill a significant sky gap to the north east of the park, where

development has largely remained absent from this boundary.

10.7.50 The materiality of the proposals will have reference to the local vernacular and will be

contextual to the historic structures within and around the RPG. The landscape proposals will
replace the vacant hard standing which currently forms a hostile, unwelcoming environment
on the northern side of the Forbury Road.

10.7.51 For many of the listed structures within the park, their historic and architectural interest is best

appreciated in close up views, from within the park. The addition of new built form on the
periphery of the park will not impact on one’s appreciation of the heritage value of these
structures, which are already experienced in an urban setting. As such, the Proposed
Development is considered to have a Nil magnitude of impact on the individually listed
structures within this group. This will result in an effect of None.

10.7.52 Whilst the Proposed Development introduces built form to the northeast of the park — in an

area previously devoid of development - the proposals are not located within any part of the
receptors' setting that contributes to that significance.
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10.7.53 The heritage value of the garden, its historic arrangement as former pleasure gardens,
remains appreciable with the introduction of the proposals. As such, the magnitude of impact
on the heritage value of the receptor is Nil, resulting in no likely effect (i.e. None).

Kings Meadow Swimming Pool — Grade Il (Map Ref: 18)

10.7.54 The setting comprises the open fields of Kings Meadow, yet visible within the receptors setting
are the tall buildings which align Napier Road to the immediate south, reinforcing the proximity
of Reading’s urban centre. This includes the Thames Quarter development, which stands at
23 storeys. Consequently, the susceptibility of the receptor to change is Medium. When
calibrated with the High value, the sensitivity of the receptor is Medium/High.

10.7.55 The Proposed Development will introduce new built form within the wider setting of the
receptor, the taller elements of which may be perceptible from the immediate setting of the
receptor. This is illustrated by proposed VL5 Kings Meadow Open Space, in which the upper
elements of the proposals are visible, appearing above development along Napier Road.

10.7.56 Yet this adds to the existing, taller and more proximate development which already exists, to
the southeast of the receptor. The proposals remain subservient to the height datum
established by the Thames Quarter development which stands at 23 storeys. The new
buildings on Site therefore merely add to the existing and emerging tall building context
directly to the south of the Lido.

10.7.57 The reserved matters design will be controlled by the design codes which are submitted for
approval together with the approved parameter plans, which will control the materiality and
form of the development. The Design Code specifies that the main materials of the facade
should be in keeping with the local vernacular. The proposed elevations are also to have a
‘top, middle and bottom’ to help break down the overall mass.

10.7.58 Furthermore, the architectural and historic interest of the receptor is best appreciated from the
interior, given its purpose-built design as a lido. From this context, views outwards are limited
and the Proposed Development will not impact on one’s appreciation of the historic and
architectural value of the building.

10.7.59 The Proposed Development would therefore have a Nil magnitude of impact, resulting in no
likely effect (i.e. None). There will be no change to the value of the receptor.

Group 4: Assize Courts and Shire Hall- Grade Il (Map Ref: 19 and 20)

10.7.60 These two buildings have an enclosed setting, on the narrow street of the Forbury, which
comprises Forbury Gardens, as well as the cluster of historic buildings and landmarks to the
east. However, the neighbouring building comprises a modern office complex of competing
scale, and visible across Forbury Gardens is the modern commercial building that aligns the
Forbury Road. As such, the receptors are experienced in the context of the wider development
of Reading town centre which is evolving. Consequently, the susceptibility of the receptor to
change is Medium. When calibrated with the High value, the sensitivity of the receptor is
Medium/High.

10.7.61 The Proposed Development will introduce 12 new residential blocks of between 52m and
73.5m, as set out by parameter plan 13, to the north of the Forbury Road, within the wider
setting of the receptor. The upper elements of the new buildings on Site will result in visibility
with Assize Courts and Shire Hall, the lower elements will remain occluded by interposing
development.

10.7.62 The contextual material palette of the building will respond to the local vernacular, echoing the
historic character of the Assize Courts and Shire Hall. The reserved matters design will be
controlled by the design codes which outline that the exterior facades must be comprised of
local vernacular materials, including brick masonry and concrete.
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10.7.63 The Proposed Development will be understood and appreciated in the existing context of
buildings that comprise the wider urban environs of Reading Town centre.

10.7.64 Furthermore, the historic and architectural interest of both Assize Courts and Shire Hall is best
appreciated in close up views looking towards the principal elevation of the buildings. In this
context, one is orientated away from the Site and the Proposed Development.

10.7.65 The Proposed Development would therefore have a Nil magnitude of impact to the value of
the receptor. The Proposed Development would give rise to no likely effect (i.e. None). .

Group 5: Church of St Laurence Receptors
10.7.66 This group comprises the following receptors:
= Church of St Laurence — Grade | (Map Ref: 3)
= Wall and Gatepiers of St Laurence’s Graveyard — Grade Il (Map Ref: 22)
= Tracery Fragments in the churchyard of Church of St Laurence— Grade Il (Map Ref: 23)

= St Laurence’s Church and Churchyard, and Twelve Tombs in St Laurence’s Churchyard
— Grade Il (Map Ref: 25)

10.7.67 This group of receptors is focussed on St Laurence’s Church, which forms the centrepiece of
the historic town centre north of The Forbury/ Friar Street. This immediate historic setting is
surrounded by modern development comprising Reading town centre, which, given the
Minster Quarter Framework, is considered to evolve further with an emerging tall building
context.

10.7.68 Consequently, the susceptibility of this group of receptors to change is Medium. When
calibrated with their High value their sensitivity is Medium/High.

10.7.69 The Proposed Development will introduce 12 blocks of between 52m and 73.5m, as set out by
parameter plan 13, to the north of the Forbury Road, within the wider setting of the receptor.
From within the churchyard, views of the upper elements of the proposals may be visible
through gaps in the mature trees which are a common feature of the churchyard, as well as
Forbury Gardens to the east. Where visible, the upper elements of the new buildings on Site
will be perceptible as part of the already established modern development to the north of the
Forbury Road.

10.7.70 The historic and architectural interest of the Grade | listed church of St Laurence, is best
appreciated in close up views, of its principal exterior elevation which fronts Town Hall Square.
From this position, there is no intervisibility with the Proposed Development, given the tight
knit urban grain and presence of dominating townscape features of scale. This is illustrated by
proposed VL11 Friar Street to St Lawrence Church and Town Hall, in which the green dotted
wireline indicates that the proposals will be wholly occluded from view.

10.7.71 The church, churchyard and associated structures are understood as a collective group within
the enclosed setting of the churchyard. The modern urban development remains peripheral,
and the Proposed Development will form part of this existing, established context.

10.7.72 For the reasons outline above, the Proposed Development will have a Nil magnitude of

impact, result in No likely effect (i.e. None). There will be no change to the value of the
receptor.
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Group 6: Municipal Buildings and Small Town Hall — Grade Il (Map Refs: 26 and 31)

10.7.73 The buildings are located within the Market Place/London Street Conservation Area, within the
centre of Reading. The group of receptors in this part of the CA form a ‘town hall complex’,
providing a historic setting for the buildings. As such, the susceptibility of the receptors to
change is Medium. When calibrated with their High value, their sensitivity is Medium/High.

10.7.74 The Proposed Development will form a new residential development within the wider setting of
the buildings, to the northeast. This will comprise 12 residential blocks of between 52m and
73.5m, as set out by parameter plan 13.

10.7.75 Given the tight knit urban grain of the area, and the extent of mature vegetation in St
Laurence’s Churchyard, views of the Proposed Development will be limited. The upper
elements of the new buildings on Site, may be visible in views looking eastwards, across St
Laurence’s churchyard and Forbury Gardens, given the openness that these green spaces
afford. However, the interposing vegetation in the form of mature trees within Forbury Gardens
will obstruct full views of the proposals.

10.7.76 Where visible, the Proposed Development would be understood as part of the existing context
of modern commercial buildings that front Forbury Road. These buildings of up to 8 storeys
form the Forbury Place office development, located within the immediate setting of the CA.

10.7.77 Furthermore, the Proposed Development will be located within an element of the CA’s setting
that is not considered to contribute to an appreciation of their significance. As such, the
Proposed Development is considered to have a Nil magnitude of impact to the value of the
receptor, resulting in no likely effect (i.e. None).

Group 7: Reading Museum and the Former School of Art — Grade Il (Map Refs: 35 and
29)

10.7.78 The buildings are located within the Market Place/London Street Conservation Area, within the
centre of Reading. The group of receptors in this part of the CA form a ‘town hall complex’,
providing a historic setting for the buildings. As such, the susceptibility of the receptors to
change is Medium. When calibrated with their High value, their sensitivity is Medium/High.

10.7.79 The Proposed Development will introduce 12 new residential blocks of between 52m and
73.5m, as set out by parameter plan 13, within the receptors’ wider setting.

10.7.80 The ZTV illustrates that there is no visibility with the Proposed Development. This is a result of
the east-west orientation of the street, with consistent development of scale on both sides,
meaning that views outwards are limited and the receptors’ are only appreciable from this
immediate street setting.

10.7.81 Furthermore, the historic and architectural interest of the buildings are best appreciated in
views of their principal elevation, located on the south side of Valpy Street. In this scenario,
one is orientated from the Site and the Proposed Development.

10.7.82 For the reasons outline above, the Proposed Development will have a Nil magnitude of
impact, result in no likelyeffect (i.e. None). There will be no change to the value of the
receptor.

Group 8: Blakes Lock Sewage Pumping Station Receptors (Map Refs 24, 27, 28 and 30
of Appendix J.1)

10.7.83 The buildings are located on the River Kennet, which makes an important contribution to the
special interest of the listed building. Their wider setting includes later development which has
changed the historic character of the area from industrial use to modern residential blocks of
flats. Given the extent of separation distance and the presence of residential blocks in the
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current setting of this group of receptors, their susceptibility to the change is Low. When
calibrated with their High value, their sensitivity is Medium.

10.7.84 The Proposed Development will introduce 12 new residential blocks of between 52m and
73.5m, as set out by parameter plan 13, within the receptors’ wider setting. The impact of the
Proposed Development is illustrated in proposed VL4 Kenavon Drive, adjacent to Riverside
Museum, prepared by AVR London. This shows the maximum parameters of the
development, visible in views looking north along Kenavon Drive.

10.7.85 Part of the development will be largely occluded from view by the adjacent development of
Meridian House which stands at six storeys. Where visible, the proposals will be understood
as part of the peripheral tall building context of the group of receptors which is already
characterised by blocks of residential development.

10.7.86 As outlined in the Design Codes document produced by Squires and Partners, the materiality
of the new buildings on Site will be contextual to the local vernacular, including the historic red
brick of the former sewage pumping station buildings. The proposed elevations are also to
have a ‘top, middle and bottom’ to help break down the overall mass.

10.7.87 Furthermore, the heritage value of the receptors are best appreciated in close up views, when
one is orientated away from the Site and proposed scheme. In particular, from the opposing
side of the River Kennet, in which the proposals will be occluded from view by interposing
development. For the reasons outline above, the Proposed Development will have a Nil
magnitude of impact on the receptors, resulting in no likelyeffect (i.e. None). The effect is not
significant and will be indirect, permanent and long term.

Group 9: Watlington Street Receptors - Wesley Methodist Church and Church of St
John the Evangelist (Map Refs 42 and 57)

10.7.88 This group of receptors are located on Watlington Street and are understood and appreciated
in the immediate context of Victorian housing, with a backdrop of taller residential
development, including the adjacent development 10 storey development of Q2 Watlington
Street. Given the prevailing modern character of development to the north of Watlington Street
and the Wesley Church’s position on a prominent A road in the town centre, the susceptibility
of this group of receptors to the proposed change is Low. When calibrated with their High
value, their sensitivity is Medium.

10.7.89 The ZTV illustrates that there is likely to be some visibility with the receptors and the Proposed
Development, which seeks to introduce 12 residential blocks of between 52m and 73.5m, as
set out by parameter plan 13. VL1 Forbury Road (south) of the verified views prepared by
AVR London articulates the level of visibility from approximately 250m to the north, in closer
proximity to the Proposed Development. From here, the central blocks of the proposals are
almost wholly visible, given the wide-open trajectory of the Forbury Road which allows for this
level of visibility.

10.7.90 Yet given the extent of separation distance with the Watlington Street receptors and combined
with the change in alignment of the road, visibility of the proposed scheme from the location of
the two churches will be much more limited.

10.7.91 Where visible, the upper elements of the Proposed Development will be seen to form part of
the receptors’ wider setting and will be understood as part of the existing established context
of tall residential blocks which are a key characteristic of reading town centre.

10.7.92 Furthermore, the heritage value of the churches is best appreciated in close up views,
appreciating the finer details of their principal exteriors, in which the Proposed Development
will remain peripheral. As such, the magnitude of impact of the Proposed Development is
judged to be Nil, resulting in no likely effect (i.e. None).
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Reading Station Main Building (Map Ref 74)

10.7.93 The setting of the station building is comprised of contemporary development of varying
scales, including the modern extension to Reading Station. This, combined with the sense of
enclosure established by the consistent development surrounding the receptor, means that it's
susceptibility to the Proposed Development is Low. When calibrated with the receptor’s High
value, its sensitivity is Medium.

10.7.94 The ZTV illustrates that there is likely to be some visibility with the receptors and the Proposed
Development, which seeks to introduce 12 residential blocks of between 52m and 73.5m, as
set out by parameter plan 13. Yet given the extent of separation distance between the station
building and the Site, as well as the enclosure afforded by surrounding development, visibility
is likely to be limited.

10.7.95 Furthermore, the principal architectural and historic interest of the building is best appreciated
from its principal elevation which fronts on to the public realm of the station, when one is
orientated away from the Proposed Development. The Proposed Development, where visible,
will be understood as part of the existing, established context of tall building development in
Reding town centre and along the Forbury Road. As such, the magnitude of impact of the
Proposed Development is judged to be Nil, resulting in no likely effect (i.e. None).

Conservation Areas
London Street/Market Place Conservation Area (Map Ref: A)

10.7.96 The London Street/Market Place CA is located to the immediate east of the commercial heart
of Reading and is thus experienced within the context of a busy, urban town. Whilst the CA
comprises a significant number of historic buildings and landmarks, as well as being located in
close proximity to the Forbury Gardens cluster, the predominance of tall building forms around
Reading town centre, which are likely to evolve given the emerging Minster Quarter
framework, result in the CA being experienced in the environs of tall building development.
Consequently, the susceptibility of the receptor to change is Low to Medium. When calibrated
with the High value, the sensitivity of the receptor is Medium.

10.7.97 The Proposed Development will introduce new built form to the northeast of the CA, within its
setting, and will comprise 12 new residential blocks of between 52m and 73.5m, as set out by
parameter plan 13. The ZTV prepared by Stantec suggests that there may be some visibility
from the eastern areas of the CA in particular.

10.7.98 This includes the area around St Laurence’s church and open churchyard. From here, the
upper elements of the Proposed Development may be perceptible, in views looking
eastwards. Yet the proposals will remain predominantly occluded by the interposing
vegetation in the form of mature trees which are a key feature of the adjacent Forbury
Gardens.

10.7.99 Where visible, the Proposed Development would be understood as part of the existing context
of modern commercial buildings that front Forbury Road. These buildings of up to 8 storeys
form the Forbury Place office development, located within the immediate setting of the CA.

10.7.100 Views from town hall square, the core of the CA, are more limited given the tight knit urban
grain of the CA which prominent buildings and landmarks of scale including the Grade | listed
Church of St Laurence and Grade II* Town Council Chamber, which serve as interposing built
forms, obstructing views outwards.

10.7.101 The Proposed Development is located within an element of the CA’s setting, that does not
contribute to an appreciation of its significance. As such, the Proposed Development is
considered to have a Nil magnitude of impact to the value of the receptor, resulting in no likely
effect (i.e. None).
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Eldon Square Conservation Area (Map Ref: B)

10.7.102 The Eldon Square Conservation Area borders the Queen’s Road, where there is a sharp
change in character. Modern residential development of up to 9 storeys aligns the northern
side of the road. This, combined with the extent of separation distance between the boundary
of the CA and the Site has meant the CA has a Low susceptibility to the Proposed
Development. When calibrated with the High value, the sensitivity of the receptor is Medium.

10.7.103 The Proposed Development will introduce new built form to the north of the CA, within its
wider setting and will comprise 12 new residential blocks of between 52m and 73.5m, as set
out by parameter plan 13. The ZTV prepared by Stantec suggests there will be some
intermittent visibility with the proposals, from along Watlington Road and other north-south
orientated roads, including St John’s Hill.

10.7.104 The extent of separation distance, however, at 400m at the nearest point, means that the
proposed scheme will remain entirely peripheral and will appear in out and of focus in views
filtered by interposing development.

10.7.105 Furthermore, given the enclosed, historic character of the CA and the existing context of
modern residential development on its northern boundary, where visible, the Proposed
Development would be understood as part of this.

10.7.106 The addition of the new residential blocks in the wider setting of the CA will have no effect on
its heritage value which remains intrinsic to the historic street pattern and number of historic
buildings within the CA.

10.7.107 For the reasons outlined above, the Proposed Development is considered to have a Nil
magnitude of impact to the value of the receptor, resulting in no likely effect (i.e. None).

Table 10.13 Summary of Heritage Assessment

Ref Heritage Sensitivity Magnitude Likely Effect Likely Effect
Receptor (Operational) | (Cumulative)
1 Reading Medium to Nil None None
Abbey Ruins High
2 Abbey Gate Medium to Nil None None
High
3 Church of St Medium to Nil None None
Laurence High
4 Archway Medium to Nil None None
connecting High
Forbury
Gardens to
Abbey Ruins,
including
retaining walls
flanking path
to Abbey
Ruins
9 Reading Gaol Medium Nil None None
10 Church of St Medium Nil None None
James’s
11 St James’s Medium Nil None None
Presbytery
and St James
Former
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Ref

Heritage
Receptor

Sensitivity

Magnitude

Likely Effect
(Operational)

Likely Effect
(Cumulative)

School
Buildings

12

Shelter at
North-East
Corner of
Forbury
Gardens

Medium/High

Nil

None

None

13

Wall between
Forbury Road
and Abbott’s
Walk to West
of St James’s
Church

Medium/High

Nil

None

None

14

The
Plummery
Wall

Medium

Nil

None

None

15

10 and 11
and 12,
Abbot’s Walk

Medium/High

Nil

None

None

16

Anglican
Cross

Medium/High

Nil

None

None

17

Maiwand
Memorial

Medium/High

Nil

None

None

18

Kings
Meadow
Swimming
Pool

Medium/High

Nil

None

None

19

Assize Courts

Medium/High

Nil

None

None

20

Shire Hall

Medium/High

Nil

None

None

21

Abbey Mill
Ruins

Medium

Nil

None

None

22

Walls and
Gatepiers of
St Laurence’s

Graveyard

Medium /High

Nil

None

None

23

Tracery
Fragments to
south of
No.10

Medium/High

Nil

None

None

24

The Engine
House

Medium

Nil

None

None

25

St Laurence’s
Church and
Churchyard,
and Twelve
Tombs in St
Laurence’s
Chuchyard

Medium/High

Nil

None

None

26

Municiapl
Buildings

Medium/High

Nil

None

None

27

The Screens
House

Medium

Nil

None

None
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Ref

Heritage
Receptor

Sensitivity

Magnitude

Likely Effect
(Operational)

Likely Effect
(Cumulative)

28

47-48
Kenavon
Drive

Medium

Nil

None

None

29

Former
School of Art

Medium/High

Nil

None

None

30

The Pump
and Turbine

Medium

Nil

None

None

31

Small Town
Hall

Medium/High

Nil

None

None

35

Reading
Museum

Medium/High

Nil

None

None

42

Wesley
Methodist
Church

Medium

Nil

None

None

57

Church of St
John the
Evangelist

Medium

Nil

None

None

74

Reading
Station Main
Building

Medium

Nil

None

None

80

Reading
Abbey: A
Clunaic and
Benedictine
monastery
and Civil War
earthwork

Medium

Nil

None

None

82

Forbury
Gardens RPG

Medium/High

Nil

None

None

Conservation Areas

Market Place
and London
Street CA

Medium

Nil

None

None

Eldon Square
CA

Medium

Nil

None

None

10.8 Secondary Mitigation and Enhancement

10.8.1 The likely effects of the Proposed Development include embedded mitigation. As a result,
there is no requirement for additional mitigation and thus likely residual effects remain the
same as the likely effects, unless otherwise stated.

10.9 Cumulative Assessment

10.9.1 Having reviewed the list and map of Committed Developments at Appendix C of this ES, ten

schemes have been identified within under 500m of the Site:

= Clarendon House (ref: 180909) of 6 to 9 storeys;

= Soane Point, 3-10 Market Place (ref: 221446) comprising 38 new homes with a roof
extension to seven storeys;
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10.9.2

10.9.3

10.9.4

10.9.5

10.10

= 80 Caversham Road (ref:182252) comprising two to 24 storeys of residential units;

= Gas Holder Site, Alexander Turner Close (ref. 190627)) comprising two to nine storeys of
residential units;

= Plot F Station Hill Reading (ref: 190441 and ref. 201533) comprising a 12-storey
residential building;

Plot E Station Hill (ref. 190442 and ref. 201537) comprising a 12-storey residential building;
The location of Clarendon House within an area characterised by tall building development, as
well as its situation away from receptors identified in this study radius has meant that it is not
considered to change the findings of the proposed assessment.

Given the proposed height of the emerging proposals at Soane Point, comprising a maximum
of seven storeys, and within an area of tight knit urban grain and high density, neither of these
schemes are considered to change the findings of the assessment of the Proposed
Development.

80 Caversham Road and Plots E and F of the Station Hill development are located within the
Station Cluster Area, an area identified as suitable for tall buildings under the Reading Local
Plan (2019). This, combined with both schemes situation away from the receptors identified in
this study radius has resulted in no change to the findings of the assessment of the Proposed
Development.

The Gas Holder Site at Alexander Turner Close is located a considerable distance away from
the Proposed Development and receptors identified within the study radius. This, in
combination with the proposals maximum height of nine storeys, constitutes no change to the
findings of the assessment of the Proposed Development. In conclusion, therefore there are
no committed developments that would change the findings of the proposed assessment.

Summary

Baseline Summary

10.10.1 The Built Heritage Chapter considers the impact of the Proposed Development on heritage

receptors within the setting of the Site (i.e. indirect effects). The receptors in the setting of the
Site include designated heritage receptors (conservation areas, listed buildings and
Registered Parks and Gardens) within 500m of the Site boundary and non-designated
heritage receptors (locally listed buildings, Areas of Special Local Character and Local Historic
Parks and Gardens) within 250m of the Site boundary, except where additional receptors have
been requested for inclusion by the Council.

10.10.2 There are no heritage receptors within the Site boundary and so the Proposed Development

will not result in any direct physical effects in a heritage context.

Summary of Findings — Demolition and Construction Effects

10.10.3 The likely effects on the designated heritage receptors in the study area would range from

Minor to Moderate Adverse to None. These effects would be Not Significant, and would be
indirect, medium term, and temporary.

Summary of Findings — Completed Development Effects

10.10.4 During the completed stage of the Proposed Development, the assessment of impacts to

heritage receptors identified no residual harmful effects. In all instances the Proposed
Development is judged to have a Nil or neutral impact upon the setting and value of heritage
receptors e.g. their heritage value is not harmed and the ability to appreciate their interest is
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preserved. The scale of the effect arising form each impact is None. The effects are deemed
to be Not Significant and would be indirect, long term and permanent.

Summary of Findings — Cumulative Effects

10.10.5 The cumulative schemes would not introduce new likely effects or materially change the
assessment of heritage receptors.

10.11 References
= Planning (Conservation Areas and Listed Buildings) Act 1990;
= National Planning Policy Framework (2024);
= Reading Local Plan (2019);
= Reading Local Plan Partial Review (2024)
= Market Place/London Street Conservation Area Appraisal (2007);
= Reading Borough Council, Eldon Square Conservation Area Appraisal (2015);
= Reading Borough Council Proposals Map (Adopted 2019);
= City Centre Framework SPD (2008);
= The Reading Prison Framework (2015);
= Significant Views with Heritage Interest assessment (2018);
= Reading Tall Building Strategy (2008)
= Reading Tall Building Strategy Update (2025)
= National Planning Practice Guidance (NPPG) (online);
= National Design Guide (2021) by Ministry of Housing, Community and Local Government;

=  Good Practice Advice Note 2: Significance in Decision-Taking in the Historic Environment
(2015);

= Historic Environment Good Practice Advice in Planning Note 3: The Setting of Heritage
Assets (2017);

= Statements of Heritage Significance: Analysing Significance in Heritage Assets Advice
Note 12 (2019);

= Principles of Cultural Heritage Impact Assessment (2021);

= Historic England Heritage List for England available at:
https://historicengland.org.uk/listing/the-list/;

= Hjstoric Environment Record;

= Verified views and Methodology prepared by AVR London (2025.
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11.1

1111

11.1.2

11.1.3

11.2

11.2.1

11.2.2

11.2.3

Daylight, Sunlight and Solar Glare

Introduction

This chapter assesses the likely daylight, sunlight and solar glare effects associated with the
Proposed Development. This section sets out the relevant policies, proposed approach and
methodology used within the Daylight, Sunlight and Solar Glare assessments. Overshadowing
and Light Pollution assessments have been ‘Scoped Out’ of this chapter.

This Daylight, Sunlight and Solar Glare chapter has been prepared and carried out by EB7
Limited, a specialist consultancy with over 15 years expertise in daylight and sunlight
assessment for EIA.

In accordance with Regulation 18(5) of the Town and Country Planning (Environmental Impact
Assessment) Regulations 2017, as amended, a statement outlining the relevant expertise and
qualifications of competent experts appointed to prepare this ES is provided in Appendix A.3.

Policy Context, Legislation, Guidance and Standards

The following local, regional and national guidance has been published in relation to daylight,
sunlight and solar glare.

National Planning Policy Framework (Feb 2025)

The National Planning Policy Framework sets out planning policies for England and how these
are expected to be applied. In respect of daylight and sunlight it stresses the need to make
optimal use of sites and to take a flexible approach to daylight and sunlight guidance. Para
130 States: -

“11. Making effective use of land:

Achieving appropriate densities

130. Where there is an existing or anticipated shortage of land for meeting identified housing
needs, it is especially important that planning policies and decisions avoid homes being built
at low densities, and ensure that developments make optimal use of the potential of each site.
In these circumstances:

¢) local planning authorities should refuse applications which they consider fail to make
efficient use of land, taking into account the policies in this Framework. In this context, when
considering applications for housing, authorities should take a flexible approach in applying
policies or guidance relating to daylight and sunlight, where they would otherwise inhibit
making efficient use of a site.”

Reading Borough Council — Local Plan, 2019

Reading Borough Council (RBC) provide the following policies within their Local Plan, which
relate to daylight, sunlight and overshadowing:

“Policy CC8 — Safeguarding Amenity
Development will not cause a detrimental impact on the living environment of existing
residential properties or unacceptable living conditions for new residential properties, in terms

of: ...

.... Access to sunlight and daylight;”
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11.2.4

11.2.5

11.2.6

11.3

11.3.1

11.3.2

11.3.3

“Policy CR10 — Tall Buildings

V) In addition to the area-specific requirements, all tall building proposals should be of
excellent design and architectural quality, and should:

Ensure adequate levels of daylight and sunlight are able to reach buildings and spaces within
the development;

Avoid significant negative impacts on existing residential properties and the public realm in
terms of outlook, privacy, daylight, sunlight, noise, light glare and nighttime lighting;”

Whilst not a direct policy, section 5.3.49 follows Policy CR10 — Tall Buildings, stating that:

“In terms of effects of developments, the Building Research Establishment (BRE)110 has
guidelines on assessing daylight and sunlight effects of development, which the Council will
apply flexibly given the high density of the central area.”

Building Research Establishment Site Layout Planning for Daylight and Sunlight: A
Guide to Good Practice, 2022

The BRE ‘Site Layout Planning for Daylight and Sunlight: A Guide to Good Practice’ document
provides advice on site layout planning to achieve good sunlighting and daylighting within
buildings, and in the open spaces between them (hereafter referred to as the ‘BRE
guidelines’). It is intended to be used in conjunction with the interior daylight recommendations
in the BS EN17037 and the Applications Manual Window Design of the Chartered Institute of
Building Services Engineers (CIBSE).

The BRE guidelines are intended for building designers, developers, consultants, and
planning officials. The guidance is not mandatory and should not be used as an instrument of
planning policy. In this regard the guidelines state the following:

“Its aim is to help rather than constrain the designer. Although it gives numerical guidelines
these should be interpreted flexibly since natural lighting is only one of many factors in the
application site layout design. In special circumstances the developer or planning authority
may wish to use different target values. For example, in a historic city centre, or in an area
with modern high-rise buildings, a higher degree of obstruction may be unavoidable if new
Developments are to match the heights and proportions of existing buildings.”

Consultation
An EIA Scoping Opinion Request was submitted to Reading Borough Council (RBC) the week
commencing 24t February 2023 in support of a request for a formal EIA Scoping Opinion. RBC

issued an EIA Scoping Opinion on the 18t April 2023.

In response to the 2023 application RBC instructed the BRE to undertake a review of this
Chapter and submitted their report 101" November 2023.

Table 11.1 below summarises the consultation that has been undertaken with respect of the
Daylight, Sunlight and Solar Glare Assessments.
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11.4

1141

Table 11.1: Summary of Consultation

Consultation (Who
and Date)

Summary of issues
raised during
consultation

How it has been
dealt within this
chapter

Where it has been
addressed within
the chapter (if
applicable)

RBC: Scoping Opinion
received 18" April 2023.

Incorrectly stated that
Huntley Wharf
comprised of 10 storeys

This was a typo and the
correct 11 storey
massing for Huntley
Wharf has been
considered.

Assessment of daylight
and sunlight impacts on
Huntley Wharf are found
in section 11.9. of this
chapter.

RBC: Scoping Opinion
received 18" April 2023

Levels of daylight and
sunlight within the
Proposed Development
should be Scoped Into
the chapter.

Internal Daylight and
Sunlight assessments
are a design issue.
Notwithstanding this, a
summary of the Internal
Daylight and Sunlight
assessment has been
provided in this chapter.

Section 11.9.

RBC: Scoping Opinion
received 18" April 2023

Assessment of the
adjacent future
developments at the
CR13b Forbury Retail
Park allocation (land to
the east) as part of the
Daylight and Sunlight
assessment.

This is being dealt with
separately from the ES
Chapter and will be
dealt with as part of the
Planning Statement.

BRE: Client Report,
received 23
November 2023

No balconies off
assessment undertaken
for Huntley Whatrf,
Nursery at Huntley
Wharf not included
within results. Raised
potential to consider
effect to daylight within
Huntley Wharf to be
Moderate rather than
Minor. Recommends a
more detailed Solar
Glare assessment for
the viewpoint where a
moderate instance of
Solar Glare occurs.

Balconies off
assessment has been
undertaken for Huntley
Wharf. Nursery results

have now been included
in results.

Results of balconies off
assessment for Huntley
Wharf have been written
up at 11.7.15. Nursery
at Huntley Wharf results
have been included
within each table of
results. A detailed Solar
Glare assessment will
be undertaken when the
Proposed Development
will be submitted in
detail.

Methodology

Study Area

The assessment of daylight and sunlight considers the surrounding residential receptors in
proximity to the Proposed Development that have windows facing the Site as well as other
sensitive buildings which are deemed to have a requirement for natural light, including, for
example, churches and hospitals. Professional judgment has been applied in order to take a
reasonable approach to distance within which surrounding receptors could be affected by the
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11.4.2

11.4.3

11.4.4

11.45

11.4.6

11.4.7

11.4.8

11.4.9

Proposed Development and as such are included within the assessment. These receptors
were agreed with RBC as part of EIA Scoping.

The full list of receptors considered for the daylight and sunlight assessments is provided
below:

= St James Roman Catholic Church;

= Forbury Gardens Day Nursery;

= Former HM Young Offenders Prison Reading; and
= Huntley Wharf.

St James Roman Catholic Church, Forbury Gardens Day Nursery and Huntley Wharf are all
located within proximity to the Proposed Development, such that there may be an impact to
their daylight and sunlight levels. These receptors are in active use and are comprised of
Religious, Education and Residential uses respectively. Therefore, these are each considered
relevant for assessment.

It should be noted that since its closure in 2014, the HM Young Offenders Prison is not
currently in use as a prison and has been used irregularly as a temporary arts space. For
completeness this building has been included in the assessment.

The sensitive receptors considered with regard to reflected solar glare effects are drivers of
trains on the railway line to the north of the Site, as well as drivers of vehicles and cyclists on
roads surrounding the Site. Viewpoints were selected as those where a driver faces the
Proposed Development and or where they may need to make a decision; this being sensitive
to an instance of distraction/disability glare.

Baseline Data Collection

The assessment has been undertaken via the creation of a digital three-dimensional model of
the Site and surroundings, this has been informed by a laser scan measured survey in regard
to neighbouring buildings and window positions. For the solar glare assessment, additional
massing of the railway lines and Reading Train Station has been informed by a
Photogrammetric survey model. Combined, this will be referred to in this ES chapter as the
‘baseline scenario’.

As set out in the EIA Scoping Report, internal daylight and sunlight of the residential units
within the Proposed Development is considered a design issue and is not considered within
this ES. The internal daylight and sunlight assessment is presented in a standalone Internal
Daylight, Sunlight and Overshadowing report which accompanies the planning application.

Assessment

Assessment of the Proposed Development has been based on 3D maximum parameter
massing model, which draws upon the maximum parameters defined within the Parameter
Plans (Appendix A.2) sought for approval. The maximum parameter massing model presents
full extents the Proposed Development can be built at and therefore represents a reasonable
worst-case scenario in terms of the impacts on existing surrounding receptors.

Following the completion of the assessments presented in this chapter, minor amendments
were made to the proposed ‘Maximum Deviation Plan’. The changes include the omission of
balcony tolerance in some locations on the proposed blocks, therefore resulting the in the
maximum parameters reducing in size in some locations. Due to minor nature of the changes
and reduction in massing, it has not been deemed necessary to update the daylight, sunlight
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and solar glare assessments to reflect this reduction in massing as the assessment represents
the reasonable worst-case massing. Therefore, the results discussed within this chapter and
associated appendices reflect a larger massing, which would likely have a greater impact on
the surrounding receptors, that the final proposed maximum parameter massing.

11.4.10 It should be noted that the maximum parameters have been designed to allow for a level of
flexibility for the future detailed design of these plots. Therefore, these maximum parameters
are forms of massing that are not proposed to be built out in the real-world scenario and so
the impacts presented within this ES chapter will be greater or equal to the eventual real-world
effects of the detailed design.

11.4.11 In regard to Solar Glare, an additional assessment of the ‘lllustrative Massing’ has also been
considered. This supplementary assessment has been undertaken to present a more realistic
and informative assessment of likely effects.

Daylight Assessments

11.4.12 The BRE Guidance provides two different methods for assessing daylight for existing
residential accommodation: the Vertical Sky Component (VSC) method and the No Sky Line
Contour (NSL) method. Each method is summarised in the following sections.

11.4.13 When reviewing the daylight results for each surrounding property in the first instance, the
VSC results are considered, looking at the daylight potential at the window face. This is the
most basic daylight assessment and is considered in conjunction with the NSL to consider the
daylight entering the rooms.

The Vertical Sky Component (VSC) Method

11.4.14 VSC is a quantified measurement of the amount of skylight falling on a vertical wall or window.
This is the ratio of the direct sky luminance falling on a vertical wall at the reference point for
the simultaneous horizontal illuminance under an unobstructed sky. The ‘standard overcast
sky’ is used, and the ratio is usually expressed as a percentage. The maximum value is
almost 40% for a completely unobstructed vertical wall. The vertical sky component on a
window can be related to the average daylight factor in a room.

No Sky Line Contour (NSL) Method

11.4.15 The NSL method is a measure of the distribution of daylight at the ‘'working plane' within a
room. In residential properties, the ‘working plane' means a horizontal ‘desktop' plane 0.85
metres (m) in height. The NSL divides those areas of the working plane in a room which
receives direct sky light through the windows from those areas of the working plane which
cannot. If a significant area of the working plane lies beyond the NSL (i.e. it receives no direct
sky light), then the distribution of daylight in the room will be poor and supplementary electric
lighting may be required.

11.4.16 The effect of daylight distribution in an existing building can be found by plotting the NSL in
each of the main rooms. For residential properties, this will include living rooms, dining rooms
and kitchens. Bedrooms should also be analysed, although they are considered less important
due to their use.

Sunlight Assessment
The Annual Probable Sunlight Hour (APSH) Method
11.4.17 With regard to sunlight, the same skylight indicator is used for the VSC test at the same

reference point to calculate Annual Probable Sunlight Hours (APSH), which is expressed as a
percentage.
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11.4.18 The BRE Guidance also note:

“Access to sunlight should be checked for the main window of each room which faces within
90 degrees (°) of due south”.

11.4.19 Therefore, any windows facing 90° of due north need not be analysed as they have no
expectation of sunlight.

Solar Glare

11.4.20 Viewpoints were selected at the potentially affected traffic intersections around the Site and as
defined in ‘Methodology: Assessment’ section of this Chapter. In some cases, where a driver
has multiple signals to consider, more than one assessment has been provided. These
consider the drivers focal point looking straight ahead and at each signal.

11.4.21 For each viewpoint two sets of angular images were generated:

= |mages displaying the time of the year: The sunpath is divided in months, taking the 21st
of each month as the limit for each section; and

= |mages displaying the time of the day: In this case the sunpath is divided by hours of the
day. The hours represent mean solar time and not local time, and therefore they do not
take daylight saving hours into account.

Methodology for Defining Effects
Receptors and Receptor Sensitivity

11.4.22 In terms of sensitivity, all of the receptors for the Daylight and Sunlight assessment are
considered to be of high sensitivity.

11.4.23 Drivers of cars and trains are both considered to be receptors of high sensitivity for the Solar
Glare assessment.

Magnitude of Impact

11.4.24 Appendix | of the BRE Guidance states the following for use in Environmental Impact
Assessments (EIA), when considering the magnitude of impact on daylight, sunlight and
overshadowing:

“The guidance in this book may be used as the basis for environmental impact assessment,
where the skylight and sunlight impact of a new Development on its surroundings are taken
into account.

Adverse impacts occur when there is a significant decrease in the amount of skylight and
sunlight reaching an existing building where it is required, or in the amount of sunlight
reaching an open space.

The assessment of impact would depend on a combination of factors and there is no simple
rule of thumb that can be applied.

Where the loss of skylight or sunlight fully meets the guidelines in this book, the impact would
be negligible or minor adverse. Where the loss of light is well within the guidelines, or only a
small number of windows or limited area of open space lose light (within the guidelines), a
classification of negligible is more appropriate. Where the loss of light is only just within the
guidelines, and a larger number of windows or open space area are affected, a minor adverse
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impact would be more appropriate, especially if there is a particularly strong requirement for
daylight or sunlight in the affected building or open space.

Where the loss of skylight or sunlight does not meet the guidelines in this book, the impact is
assessed as minor, moderate or major adverse.

Factors tending towards minor adverse effect would include:

= Only a small number of windows or limited area or open space are affected,;
= The loss is only marginally outside the guidelines;

= The affected room has other sources of skylight or sunlight;

= The affected building or open space only has a low level requirement for skylight or
sunlight; and

= There are particular reasons why an alternative, less stringent guidelines should be
applied.

Factors tending towards a major adverse effect include:

= Alarge number of windows or large area of open space are affected;
= The loss of light is substantially outside the guidelines;

= All the windows in a particular property are affected; and

= The affected indoor or outdoor spaces have a particularly strong requirement for skylight
or sunlight.”

Defining the Effect

11.4.25 The specific criteria targets are discussed below and can be used to apply significance to any
effects. It should be noted that each property will be served by a number of windows/rooms
showing a range of magnitudes of impact. In such cases the guidance from the BRE has been
used to define the magnitude of impact and hence, significance of effect. The BRE guidelines
explain that the BRE guidelines are not mandatory and that the guide should not be seen as
an instrument of planning policy. Although it gives numerical guidelines these should be
interpreted flexibly since natural lighting is only one of the many factors in site layout design.

11.4.26 Should the various assessment methodologies show varying significance levels for the same
building, professional judgement should be applied to assign significance based on all
evidence available. In some instances, technical breaches of the guidance may occur as a
result of self-limiting light features. These include windows that are recessed into the building’s
facade or placed beneath overhanging balconies, which provide the occupants with private
external amenity space but limit the amount of daylight that can reach the window surface
from directly above.

11.4.27 The nature of effects is defined as beneficial or adverse, with beneficial effects being where a
noticeable improvement in daylight or sunlight levels occurs within a receptor, and adverse
effects being where a noticeable loss of light occurs. Negligible effects are defined as where a
loss occurs, but said loss is deemed so minor as not to be noticeable.
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VSC Criteria

11.4.28 The BRE Guidance recommend that a window serving a habitable room should be able to
benefit from a minimum VSC value of 27%.

11.4.29 In order to be regarded as meeting the VSC criteria once the Proposed Development has
been constructed, a window should either:

= Retain at least 27% VSC in absolute terms; or

= Retain at least 80% of its existing VSC value after the Proposed Development is
constructed.

11.4.30 In certain circumstances it may be appropriate to use different target values. Appendix F
within the BRE Guidance, states for example, in an historic city centre or in an area with
modern high-rise buildings, a higher degree of obstruction may be unavoidable if new
developments are to match the height and proportions of existing buildings. This is
acknowledged by RBC's Local Plan, 2019, which as stated above, states that the BRE
Guidelines will be applied flexibly given the high-density nature of the central area. The
Proposed Development sits on a site that is allocated for high density residential as a Major
Opportunity Area under policies CR11-13 and SR1-3, as well as an Allocated Development
site under policies CR11-14, SR1-4, WR1-3, CAl and ERL1.

11.4.31 Where the results show compliance with the BRE Guidance criteria, the occupants are
unlikely to experience any noticeable change to their daylight amenity levels. For the purposes
of this assessment, such an effect would be considered to be negligible.

11.4.32 Where there will be a noticeable change, the results have been summarised dependant on
how far beyond the suggested targets the reductions are from baseline levels. For VSC,
based on professional judgement the ranges of reduction have been set at:

= Upto 19.9% (negligible);

= 20-29.9% (minor adverse);

= 30-39.9% (moderate adverse); and
= >40% (major adverse).

NSL Criteria

11.4.33 In order to be regarded as meeting the NSL criteria, an existing room should retain at least
80% of its existing NSL value after the Proposed Development is constructed.

11.4.34 Where the results show compliance with the NSL criteria, the effect is of negligible
significance since the occupants are unlikely to experience any noticeable change to their
daylight amenity levels. For the purposes of this assessment, such an effect would be
considered negligible.

11.4.35 If, following construction of a new development, the NSL value changes so that the area of the
existing room which receives direct sky light is reduced to less than 0.8 times its former value,
then this will be noticeable to the occupants and more of the room will appear poorly lit.

11.4.36 Where there will be a noticeable change, the results have been summarised dependant on

how far beyond the suggested targets the reductions from baseline levels will occur. For NSL,
based on professional judgement the ranges of reduction have been set at:

195



Environmental Statement — Volume 1: Main Report @ Stantec
Kings Meadow View

= Upto 19.9% (negligible);
® 20-29.9% (minor adverse);
= 30-39.9% (moderate adverse); and
= >40% (major adverse).
Sunlight Assessment
11.4.37 The BRE Guidance for the APSH method state that if a window:
"...can receive more than one quarter of annual probable sunlight hours, including at least 5%
of annual probable sunlight hours during the winter months between 21 September and 21

March, then the room should still receive enough sunlight".

11.4.38 Accordingly, in order to be regarded as meeting APSH criteria once the Proposed
Development has been constructed, a window should either:

m  Retain at least 25% total APSH and 5% APSH in the winter months in absolute terms;

= Retain at least 80% of its existing total and winter APSH values after the Proposed
Development is constructed; or

= The loss of total absolute annual APSH should be no more than 4% lower than the
existing level.

11.4.39 Where the results show compliance with the BRE Guidance APSH criteria, the effect is of
negligible significance since occupants are unlikely to experience any noticeable change to
their sunlight amenity levels.

11.4.40 Where the assessment demonstrates that sunlight levels will not meet any of the above
requirements, the results have been assessed on the basis of how far beyond the suggested
targets the reductions from baseline levels will occur. For total APSH, based on professional
judgment the ranges of reduction have been split into:

= Upto 19.9% (negligible);
= 20-29.9% (minor);

= 30-39.9% (moderate); and
= >40% (major).

Solar Glare

11.4.41 As there is no set guidance for applying significance to solar glare effects, the following criteria
for the scale of effect is based on professional judgement:

= Negligible: Glare angles greater than 30°, as reflections beyond this angle are normally
not intense enough to cause glare (CIE), or between 10° and 30° for brief periods of time;

= Minor adverse: Glare angles between 10° and 30° for long periods of time or between 3°
and 10° for a short period of time;

= Moderate adverse: Glare angles between 3° and 10° for a long period of time; and
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= Major adverse: Solar reflections with glare angles smaller than 3°.

11.4.42 Glare angle refers to the angle between a reflection and the driver’s line of sight. According to
International Commission on lllumination (CIE), glare angles beyond 30° are normally of little
significance unless the glare source is of unusual intensity (i.e. very reflective glass or tilted
rooflights that could reflect intense sunlight from high solar altitudes).

11.4.43 A long period of time is considered as more than two hours per day during more than two
months per year.

11.4.44 These are general criteria, which should be adapted to the specific situation in order to
consider the complexity of solar glare. The probability of a glare episode occurring can be
reduced e.g. a limited intensity. The severity of glare could also be reduced if the reflections
were broken up by the fagade, the intensity of the solar reflection is likely to be too weak or if
the driver was able to use a car’s visor for mitigation. Other parameters may apply in unusual
situations.

11.4.45 Where potentially significant instances of glare occur that are caused by the fully reflective
nature of the outline massing, a detailed assessment of the illustrative massing has been
undertaken.

11.4.46 Potentially significant instances of glare have been considered to be viewpoints which are
deemed to present a moderate adverse or major adverse effect, as per the descriptions
above.

11.4.47 Those viewpoints which may potentially lead to significant effects as a result of the maximum
extent outline massing, are then reconsidered using the illustrative massing to provide a more
realistic assessment of a likely ‘real-world scenario’. Significance of effect has then been
assigned to each of the viewpoints considered as part of the illustrative assessments.

11.4.48 This is because the fully reflective nature of the maximum parameter massing is the
reasonable worst-case and is unlikely to be built out when progressed through detailed
design.

Limitations

11.4.49 As noted above at paragraph 11.6.4, the maximum parameter massing considered in the
assessments within this chapter, presents a slightly larger massing than the final proposed
maximum parameters. Therefore, it is assumed that the effects described in this chapter
present a higher level of worst case scenario than those that would be presented if the revised
scheme was considered.

11.4.50 In some cases, drawings retrieved from the planning portal and / or historic sales particulars
and typical layouts of similar local buildings have been used to determine room use. Where
internal configuration information was not available for relevant properties, reasonable
assumptions have been applied to the room layouts behind the fenestration. A standard 4.27
m (14 ft) room depth has been assumed unless the building form dictated otherwise. This
assumed depth is a reasonable industry standard. Where this was inappropriate to follow, the
most realistic and practical design was used, and where there were multiple possible
scenarios which could be reasonable, the reasonable worst-case option was always chosen to
represent the potential for more significant effects.

11.4.51 Reasonable estimations of internal reflectance are used if not known.
11.4.52 For the solar glare assessment, the maximum parameter massing of Proposed Development

has been assumed to be fully reflective, to again present the reasonable worst-case scenario.
This is due to the lack of detailed facade design of these plots, which will be developed at the
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detailed design stage, and therefore represents the reasonable worst-case scenario for
assessment.

11.4.53 Where glare has been identified as a result of the outline massing, this can be further

mitigated at the detailed design stage. To demonstrate this, an additional supplementary
assessment of the lllustrative Massing has been undertaken. The lllustrative Massing
highlights an assumed scheme option which highlights a ‘real world’ design option. Therefore,
it is assumed that this presents a reasonable indication of likely solar glare effects.

11.4.54 In addition, the Solar Glare assessment assumes full sun throughout the year and is not

11.5

1151

11.5.2

11.5.3

based on climatic data. For this reason, the assessment assumes a reasonable worst-case
scenario.

Baseline Conditions
The Site

The Surrounding Area

The baseline scenario considered in this ES chapter comprises the Site currently occupied by
a variety of low-rise massing and vacant land including; a large shopping facility; a car-park
and a small commercial restaurant.

Therefore, the existing structures on the Site present little obstruction to the surrounding
receptors, resulting in minimal effect on neighbouring light levels. Under such conditions, any
meaningful development of the Site will inevitably result in greater changes in light.

Daylight and Sunlight

Table 11.2 to Table 11.4 summarise the baseline daylight and sunlight results for the baseline
scenario. Full results of the baseline assessments can be found within Appendix K.2.

Table 11.2; Baseline VSC Summary

Total number of Total number of
windows that windows that
Receptor Total number of achieve or exceed achieve VSC levels
P windows VSC levels below those
suggested in the suggested in the
BRE Guidance BRE Guidance
St James Roman
Catholic Church w 57 20
Forbury Gardens Day 16 7 9
Nursery
Former HM Young
Offenders Institution 138 107 31
Reading
Huntley Wharf 278 224 54
Total 509 395 114
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Table 11.3: Baseline NSL Summary

Receptor

Total number of

Total number of
rooms that achieve

or exceed NSL levels

Total number of
rooms that achieve
NSL levels below

rooms suggested in the those suggested in
BRE Guidance the BRE Guidance
St James Roman
Catholic Church 12 9 3
Forbury Gardens Day 10 7 3
Nursery
Former HM Young
Offenders Institution 84 72 12
Reading
Huntley Wharf 209 206 3
Total 315 294 21

Table 11.4; Baseline APSH Summary

Receptor

Total number of
rooms facing the
Site within 90° of due

Total number of
rooms that achieve
or exceed both
Winter and Annual
APSH levels

Total number of
rooms that achieve
Annual and or
Winter APSH levels

South below those
suggested in the suggested in the
BRE Guidance BRE Guidance
St James Roman 3 2 1
Catholic Church
Forbury Gardens Day 0 0 0
Nursery
Former HM Young
Offenders Institution 4 2 2
Reading
Huntley Wharf 27 1 26
Total 34 5 29

11.5.4 The baseline daylight assessments (VSC and NSL) indicate that the majority of the existing

surrounding properties tested experience high levels of daylight. This is entirely to be
expected due to the absence of any significant massing on the Site. These baseline levels are
unusual in urban locations, and this should be considered when applying the BRE numerical

targets.
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11.5.5

11.5.6

11.5.7

11.5.8

11.6

11.6.1

11.6.2

11.6.3

11.7

11.7.1

11.7.2

11.7.3

The baseline sunlight assessment (APSH) indicates that the vast majority of rooms relevant
for assessment, are still primarily orientated to the east or west, in order them to have a view
of the Proposed Development and sit within 90 degrees of due south.

Where there are deviations from the targets in the baseline scenario, these are primarily
driven by self-limiting features such as overhanging eaves, balconies, and access decks.
These features place constraint on the daylight and sunlight potential on the windows and
rooms below and will make them more susceptible to additional reductions. Controls on
balconies are set out in the Design Codes.

Baseline Evolution

The evolution of the baseline revolves around the development of the surrounding relevant
cumulative schemes. For the purposes of the Daylight, Sunlight and Solar Glare assessments,
none of the cumulative schemes outlined within Appendix A.6 sit within a ¢.100m of the Site.
Therefore, they are not considered to be within a reasonable proximity to the site to be
relevant deemed for assessment.

Therefore, the evolved baseline scenario is not considered a relevant consideration for this ES
chapter, and a cumulative effects assessment has not been undertaken.

Mitigation

Primary mitigation measures have been embedded into the design process for daylight,
sunlight and solar glare, including numerous rounds of design stage analysis on the illustrative
massing configuration which have been reflected in the Design Code. This has been done to
ensure an optimised form and design for this location, resulting in the most appropriate
balance of effects and scale and mass, when the scheme is eventually brought forward.

The eventual detailed design of the Proposed Development which will come forward at the
reserved matters planning stage will be secured as secondary mitigation, with the refined
massing during detailed design likely to present reduced impacts compared to the maximum
extent massing that forms the basis of assessment.

Therefore, no secondary mitigation measures are proposed for construction or operational
phases.

Assessment of Significant Likely Effects

Demolition and Construction Effects

For the purposes of Daylight, Sunlight and Solar Glare assessments presented within this ES
chapter, the ‘Operational Effects’ scenarios present the reasonable worst-case scenarios
given that the Proposed Development will be at its greatest massing extent when fully
constructed and therefore, the impacts of the demolition and construction scenarios would be
the same or less than those that may arise as a result of the Operational Effects scenario.
Operational Effects

Daylight and Sunlight

Full detailed results of the VSC, NSL and APSH assessments for the Operational Effects can
be found within ES Volume 3, Appendix K.2.

A summary of these results can be found in Table 11.5 to 11.7 below.
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Table 11.5: Operational Effects - VSC in relation to the BRE Guidance

Total number | Total number of windows that achieve VSC
of windows levels below those suggested in the BRE
Total | that achieve or Guidance
number | exceed VSC
Receptor
of levels
windows | suggested in 20% - 30% - 400
the BRE 29.9% 39.9% reaﬁgt/i"on Total
Guidance reduction | reduction
St James Roman
Catholic Church w & 0 0 0 0
Forbury Gardens Day
Nursery 16 16 0 0 0 0
Former HM Young
Offenders Institution 138 137 0 1 0 1
Reading
Huntley Wharf 278 261 9 8 0 17
Total 509 491 9 9 0 18

Table 11.6: Operational Effects - NSL in relation to the BRE Guidance

T]?tal numtge: Total number of rooms that achieve NSL
0 rc;19ms a levels below those suggested in the BRE
Total achieve or Guidance
exceed NSL
Receptor number
levels
of rooms .
suggested in
the BRE 20% - 30% - >40%
Guidance 29.9% 39.9% reduction Total
reduction | reduction
St James Roman
Catholic Church 12 12 0 0 0 0
Forbury Gardens Day 10 10 0 0 0 0
Nursery
Former HM Young
Offenders Institution 84 83 1 0 0 1
Reading
Huntley Wharf 209 206 3 0 0 3
Total 315 311 4 0 0 4
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Table 11.7: Operational Effects - APSH in relation to the BRE Guidance

@ Stantec

Total number
of rooms that

Total number of rooms that achieve Annual
APSH levels below those suggested in the
BRE Guidance

Total number of rooms that achieve Winter
APSH levels below those suggested in the
BRE Guidance

achieve or
exceed both
Total
Receptor number Annual and
Winter APSH
of rooms
levels
suggested in 20% 30% 20% 30%
the BRE 0 0- >4009 0- 0- >400
; 29.9% 39.9% 240% Total 29.9% 39.9% 240% Total
Guidance . . reduction ; . reduction
reduction | reduction reduction | reduction
St James Roman
Catholic Church 3 3 0 0 0 0 0 0 0 0
Forbury Gardens Day 0 0 0 0 0 0 0 0 0 0
Nursery
Former HM Young
Offenders Institution 4 4 0 0 0 0 0 0 0 0
Reading

Huntley Wharf 27 27 0 0 0 0 0 0 0 0
Total 34 34 0 0 0 0 0 0 0 0
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11.7.4 The results of the daylight assessments (VSC and NSL) show that the effect on Forbury
Gardens Day Nursey and St James Roman Catholic Church would be fully compliant with the
BRE Guidance, with the Proposed Development in place. Therefore, the impact to this
property is considered to be local, long term, direct and negligible (not significant).

11.7.5 The remaining properties present some daylight deviations and therefore have been
discussed in more detail below.

11.7.6 The results of the sunlight assessment (APSH) shows that all properties assessed would
show full compliance with the BRE Guidance, presenting no sunlight deviations. Therefore,
the effect on these properties is considered to be local, long term, direct and negligible (not
significant).

11.7.7 Itis important to consider that most of the windows and rooms within the neighbouring
properties, directly overlooking the Site, enjoy very high levels of existing daylight due to the
low to mid-rise buildings on the existing site. Therefore, any meaningful redevelopment will
inevitably result in a noticeable relative change in light levels.

11.7.8 It should be noted that that a number of properties are further inhibited by overhanging
balconies or deep eaves. These design features act as a constraint in regard to the daylight
potential to the window and the room set behind / beneath. The BRE guidelines at paragraph
2.2.11 states:

“Existing windows with balconies above them typically receive less daylight. Because the
balcony cuts out light from the top part of the sky, even a modest obstruction opposite may
result in a large relative impact on the VSC, and on the area receiving direct skylight.”

Former HM Young Offenders Prison Reading

11.7.9 This part two, part four storey former prison sits to the south-west of the Proposed
Development. Whilst this property is not currently in use, it is still considered as potentially
sensitive pending future use.

11.7.10 The results of the VSC assessment show that 137 out of the 138 windows assessed within
this property would not see a noticeable reduction as a result of the Proposed Development
and are therefore compliant with the BRE Guidance. The remaining window presents a
moderate adverse reduction. The window would experience a proportional reduction of 32.7%
compared to the noticeable threshold of 20%. The window is overhung by an awning which
limits the daylight potential, and is assumed to serve a larger room, which is served by
multiple other fully compliant windows. As such, the impact to the room as a whole is unlikely
to be considered noticeable, as suggested by the NSL assessment.

11.7.11 The NSL assessment shows that 83 out of the 84 rooms assessed within this property would
not see a noticeable reduction as a result of the Proposed Development and are therefore
compliance with the BRE Guidance. The remaining room presents a reduction from 76% to
54% NSL, equating to a 28% reduction, compared to the noticeable threshold of 20%.

11.7.12 Based on the above, considering the high compliance and isolated VSC and NSL deviations,
the effect on daylight within this property is considered to be local, long term, direct and minor
(not significant).
Huntley Wharf

11.7.13 Huntley Wharf is a residential led development located to the south-east of the Proposed

Development. The three residential blocks range up to 11 storeys in height, and directly face
onto the Proposed Development.
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11.7.14 The results of the VSC assessment show that 261 out of the 278 windows assessed show full
compliance with the BRE Guidance. Of the remaining 17 windows, 9 present minor adverse
impacts and 8 present moderate adverse impacts. Of the 17 deviations, 11 windows retain a
VSC level of 20%, which is generally considered to be good for this emerging context. All 6 of
the deviating windows which present retained levels lower than 20% are overhung by
balconies. As mentioned previously, balconies are self-constraining features which limit the
daylight or sunlight to the windows and rooms below.

11.7.15 As such a notional balcony off assessment has been undertaking to demonstrate the self-
constraining impact the balcony has on the windows beneath. The results of this assessment
show that of the 6 deviating windows that are overhung, 4 show full VSC compliance and the
remaining window, W22 on the first floor, retains above 21% VSC, which has been considered
good for an urban context.

11.7.16 The results of the NSL assessment show that 206 of the 209 rooms assessed show full
compliance with the BRE Guidance. The remaining 3 rooms , referred to as, R9, R13 and R18
on the 15t floor, all present minor adverse reductions. Each room retains an NSL level of at
least 68%, which is considered to be good for an urban context.

11.7.17 Based on the above, considering the high overall VSC and NSL compliance, alongside the
high retained levels in non-overhung windows, the effect on daylight within this property is
considered to be local, long term, direct and minor adverse (not significant).

Solar Glare

11.7.18 For the purposes of the Solar Glare assessment, two assessments have been undertaken.
The maximum parameter massing has been assessed to present the reasonable worst-case
scenario, treating the massing as fully reflective. Whilst this is the reasonable worst-case
scenario, this is not a realistic assessment, as when the detailed scheme is brought forward,
residential massing is typically also comprised of non-reflective materials (brick, render or
matt cladding for example). To demonstrate this, the illustrative scheme has also been
undertaken at the same viewpoints to provide a reasonable indication of the likely real-world
effects.

11.7.19 The assessments consider a total of 27 viewpoints, across different routes travelling east and
west on the train tracks to the north, as well as travelling north, east and west on the roads to
the south of the Site. A summary of these viewpoints has been discussed below.

11.7.20 These 27 viewpoints have been discussed in detail below.

11.7.21 Full images of both the maximum parameter and illustrative assessments can be found at
Appendix K.3.

Viewpoints A1 — A4 — Trains travelling east from Reading Train Station

11.7.22 With the maximum parameters in place, train drivers travelling this route, east towards the
Proposed Development from Reading Station will see instances of solar glare between 3° and
100 in the morning, for an hour from 0500hrs, during the autumn and spring months. There
may also be instances of glare occurring between 10° and 300, either at 0400hrs or 1700hrs
during the autumn and spring months. This presents the reasonable worst-case scenario, with
the real-world massing unlikely to be fully reflective.

11.7.23 Therefore, based on the results of the maximum parameter massing assessment, the impact

of additional solar glare on these viewpoints is considered to be local, long term, direct and
minor adverse (not significant).
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11.7.24 With the illustrative massing in place, train drivers will see nonmaterial instances of solar glare
between 10° and 30°, as a result of the illustrative massing, for an hour at either 1600hrs or
1700hrs during the autumn and spring months. These instances of glare are heavily broken up
by the detailed facade of the illustrative scheme.

11.7.25 Therefore, based on the results of the illustrative massing assessment, the impact of
additional solar glare on these viewpoints is considered to be local, long term, direct and
negligible (not significant).

Viewpoints B1 — B3 — Trains travelling west approaching Reading Train Station

11.7.26 With the maximum parameters in place, train drivers travelling this route, west towards the
Proposed Development and Reading Train Station will see instances of solar glare between 3°
and 30°, between 0600hrs and 0700hrs, during the autumn and spring months. Again, these
instances are the reasonable worst-case cause by the assumed fully reflective nature of the
maximum parameter massing.

11.7.27 Therefore, based on the results of the maximum parameter massing assessment, the impact
of additional solar glare on these viewpoints is considered to be local, long term, direct and
minor adverse (not significant).

11.7.28 With the illustrative massing in place, train drivers will see instances of solar glare between 3°
and 30° as a result of the illustrative massing, for an hour at 0600hrs during the autumn and
spring months. This brief instance of glare is unlikely to be material as they are heavily broken
up by the detailed facade of the illustrative scheme and occur perpendicular to the glass,
resulting in weaker reflections.

11.7.29 Therefore, the impact of additional solar glare on these viewpoints is considered to be local,
long term, direct and minor adverse (not significant).

Viewpoints C1 — C3 — Trains travelling east from Reading Train Station

11.7.30 With the maximum parameter massing in place, train drivers travelling this route, east towards
the Proposed Development from Reading Station would see non-material instances of glare
between 3° and 30°, at 0500hrs during the spring months. These instances are heavily
obstructed by bridges and overhead obstructions.

11.7.31 Therefore, based on the results of the maximum parameter massing assessment, the impact
of additional solar glare on these viewpoints is considered to be local, long term, direct and
minor adverse (not significant).

11.7.32 With the illustrative massing in place, train drivers would not see any material instances of
solar glare within 30° as a result of the illustrative massing.

11.7.33 Therefore, the impact of additional solar glare on these viewpoints is considered to be local,
long term, direct and negligible (not significant).

Viewpoint D1 — D3 — Trains travelling west approaching Reading Train Station

11.7.34 With the maximum parameter massing in place, train drivers travelling this route, west towards
the Proposed Development and Reading Station would see instances of solar glare between
3¢ and 100, for an hour at 1800hrs during the spring months. There would also be instances
occurring between 10° and 30°, between 0600hrs to 0800hrs during the autumn and winter
months.
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11.7.35 Therefore, based on the results of the maximum parameter massing assessment, the impact
of additional solar glare on these viewpoints is considered to be local, long term, direct and
minor adverse (not significant).

11.7.36 With the illustrative massing in place, train will see instances of solar glare between 10° and
30° as a result of the illustrative massing, between 0600hrs to 0700hrs during the autumn and
winter months. These instances of glare are heavily broken up by the detailed facade of the
illustrative scheme.

11.7.37 Therefore, the impact of additional solar glare on this viewpoint is considered to be local, long
term, direct and minor adverse (not significant).

Viewpoints E1 — E3 — Trains travelling east from Reading Train Station

11.7.38 With the maximum parameters in place, train drivers travelling this route, east towards the
Proposed Development from Reading Station will result in non-material instances of solar
glare within 10°, for an hour at 0500hrs, during the spring and autumn months. These
instances would be heavily obstructed by bridges and overhead obstructions.

11.7.39 Despite these instances occurring within 3°, they occur for a short period of time and are
heavily obstructed by external obstructions to the point where they are almost non-material.

11.7.40 Therefore, based on the results of the maximum parameter massing assessment, the impact
of additional solar glare on these viewpoints is considered to be local, long term, direct and
minor adverse (not significant).

11.7.41 With the illustrative massing in place, train drivers travelling this route, east towards the
Proposed Development from Reading Station will not see any material instances of solar glare
within 30° as a result of the illustrative massing,

11.7.42 Therefore, the impact of additional solar glare on these viewpoints is considered to be local,
long term, direct and negligible (not significant).

Viewpoint F1 — F3 — Trains travelling west approaching Reading Train Station

11.7.43 With the maximum parameters in place, train drivers travelling this route, west towards the
Proposed Development and Reading Station will see instances of solar glare between 3° and
100, for an hour at 1800hrs during the spring months. There would also be instances occurring
between 10° and 30°, between 0600hrs to 0800hrs during the autumn and winter months.

11.7.44 Therefore, based on the results of the maximum parameter massing assessment, the impact
of additional solar glare on these viewpoints is considered to be local, long term, direct and
minor adverse (not significant).

11.7.45 With the illustrative massing in place, train drivers travelling this route would see instances of
solar glare between 10° and 30° as a result of the illustrative massing, between 0600hrs to
0700hrs during the autumn and winter months. These instances of glare are heavily broken up
by the detailed facade of the illustrative scheme.

11.7.46 Therefore, the impact of additional solar glare on this viewpoint is considered to be local, long
term, direct and minor adverse (not significant).

Viewpoint R1 — Cars travelling northwest on Kenavon Drive
11.7.47 With the maximum parameters in place, car drivers travelling this route, northwest towards the

Proposed Development on Kenavon Drive will see instances of solar glare within 3°, for one
hour from 0400 hrs to 0500hrs and again for one hour during 1600hrs, during the spring,
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autumn and summer months. There are also other brief instances between 10° and 30°, at
various points throughout the day, throughout the year.

11.7.48 The instances will only be experienced for a brief moment, as the viewpoint occurs on a
curving road, where there are no traffic signals. Therefore, the driver is not likely to be making
a decision at this viewpoint. Furthermore, the design codes require that the detailed design
would take note of this assessment to minimise any potential solar glare impacts.

11.7.49 Therefore, based on the results of the maximum parameter massing assessment, the impact
of additional solar glare on these viewpoints is considered to be local, long term, direct and
moderate adverse (significant).

11.7.50 With the illustrative massing in place, car drivers travelling this route will see instances of solar
glare within 3° and also between 3° and 30° as a result of the illustrative massing, between
0500hrs to 0700hrs during the spring and summer months. These instances of glare are
heavily broken up by the detailed facade of the illustrative scheme and again the instances will
only be experienced for a brief moment, as the viewpoint occurs on a curving road, where
there are no traffic signals.

11.7.51 Therefore, the impact of additional solar glare on this viewpoint is considered to be local, long
term, direct and minor adverse (not significant).

Viewpoint R2 — Cars travelling northwest on Kenavon Drive

11.7.52 With the maximum parameters in place, car drivers travelling this route, northwest towards the
Proposed Development on Kenavon Drive will see instances of solar glare within 10° for one
hour from 1600hrs, during the spring and autumn months.

11.7.53 There are also instances between 10° and 30° at numerous points throughout the day, at
differing points of the year. These instances of glare are driven by the fully reflective nature of
the maximum parameters. Again, there are no traffic signals on this route, and so the driver
will not be making decisions and these points.

11.7.54 Therefore, based on the results of the maximum parameter massing assessment, the impact
of additional solar glare on these viewpoints is considered to be local, long term, direct and
minor adverse (not significant).

11.7.55 With the illustrative massing in place, car drivers travelling this route, northwest towards the
Proposed Development on Kenavon Drive will see instances of solar glare between 10° and
30° as a result of the illustrative massing, between 0500hrs to 0700hrs during the spring and
summer months. These instances of glare are heavily broken up by the detailed facade of the
illustrative scheme. Again, there are no traffic signals on this route, and so the driver will not
be making decisions and these points.

11.7.56 Therefore, the impact of additional solar glare on this viewpoint is considered to be local, long
term, direct and minor adverse (not significant).

Viewpoint R3 — Cars travelling northwest on Kenavon Drive

11.7.57 With the maximum parameters in place, car drivers travelling this route, northwest towards the
Proposed Development on Kenavon Drive will see a brief instance of solar glare within 10°, for
from 0500hrs to 0600hrs and briefly at 1500hrs, during the winter, spring and autumn months.
The instance will only be experienced for a brief moment, as the viewpoint occurs on a curving
road.

11.7.58 There are also instances occurring between 10° and 30° at various points throughout the day.

These instances of glare are primarily driven by the assumed fully reflective massing of the
maximum parameters.
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11.7.59 Therefore, based on the results of the maximum parameter massing assessment, the impact
of additional solar glare on these viewpoints is considered to be local, long term, direct and
moderate adverse (significant).

11.7.60 With the illustrative scheme in place, car drivers travelling this route, will see a brief instance
of solar glare within 3° as a result of the illustrative massing, for one hour at 0600hrs during
the spring and autumn months. The instance will only be experienced for a brief moment, as
the viewpoint occurs on a curving road.

11.7.61 There are also instances occurring between 3° and 30° as a result of the illustrative massing,
from 0500hrs to 0700hrs during the spring and summer months and again from 1200hrs to
1400hrs in the autumn and winter months. These instances of glare are heavily broken up by
the detailed facade of the illustrative scheme. Again, as the viewpoint occurs on a curving
road the instances of glare will be brief, and there are no traffic signals on this route and so
the driver would not be making decisions. Furthermore the design codes require that the
detailed design would take note of this assessment to address any potential solar glare
issues.

11.7.62 Therefore, the impact of additional solar glare on this viewpoint is considered to be local, long
term, direct and moderate adverse (significant). This could be mitigated further through the
use of materials in the final detailed design of the scheme.

Viewpoint R4A — Cars travelling north on Forbury Road

11.7.63 With the maximum parameters in place, car drivers travelling this route, north towards the
Proposed Development on Forbury Road approaching the roundabout, will see brief instances
of solar glare between 3° and 10°, at 0700hrs, during the autumn and winter months. The
instance will only be experienced for a brief moment, with the driver having multiple viewpoints
to choose from as they approach the roundabout.

11.7.64 There are also instances occurring between 10° and 30° between 0600hrs to 0900hrs, and
also at 1100hrs and again briefly at 1400hrs, at varying points of the year. These instances
are primarily driven by the maximum parameter massing, which have been assumed to be
fully reflective as a reasonable worst-case.

11.7.65 Therefore, based on the results of the maximum parameter massing assessment, the impact
of additional solar glare on these viewpoints is considered to be local, long term, direct and
minor adverse (not significant).

11.7.66 With the illustrative scheme in place, car drivers will see an instance of solar glare between 3°
and 10° as a result of the illustrative massing, between for an hour at 0700hrs during the
winter and autumn months. The instance will only be experienced for a brief moment, with the
driver having multiple viewpoints to choose from as they approach the roundabout.

11.7.67 There are also instances occurring between 10° and 30° as a result of the illustrative massing,
for an hour at 0600 hrs during the winter months and again for one hour at 1100hrs and
1400hrs in the autumn and winter months. These instances of glare are heavily broken up by
the detailed facade of the illustrative scheme. Again, as the viewpoint occurs approaching a
roundabout without traffic signals, the driver has multiple other points of view.

11.7.68 Therefore, the impact of additional solar glare on this viewpoint is considered to be local, long
term, direct and minor adverse (not significant).

Viewpoint R4B — Cars travelling north on Forbury Road
11.7.69 With the maximum parameters in place, car drivers travelling this route, north towards the

Proposed Development on Forbury Road approaching the roundabout, will see an instance of
solar glare between 3° and 10°, between 1400hrs and 1600hrs during the winter months. The
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instance will only be experienced for a brief moment, with the driver having multiple viewpoints
to choose from as they approach the roundabout.

11.7.70 There are also instances occurring between 10° and 30°, between 1200hrs and 1700hrs
during the winter months and again for one hour at 0700hrs and 1100hrs in the autumn and
winter months. Again, as the viewpoint occurs approaching a roundabout without traffic
signals, the driver has multiple other points of view.

11.7.71 Therefore, based on the results of the maximum parameter massing assessment, the impact
of additional solar glare on these viewpoints is considered to be local, long term, direct and
moderate adverse (significant).

11.7.72 With the illustrative massing in place, car drivers will see an instance of solar glare between 3°
and 10° as a result of the illustrative massing, between 1400hrs and 1600hrs during the winter
months. The instance will only be experienced for a brief moment, with the driver having
multiple viewpoints to choose from as they approach the roundabout.

11.7.73 There are also instances occurring between 10° and 30° as a result of the illustrative massing,
between 1200hrs and 1600hrs during the winter months and again for one hour at 0700hrs
and 1100hrs in the autumn and winter months. These instances of glare are heavily broken up
by the detailed facade of the illustrative scheme. Again, as the viewpoint occurs approaching a
roundabout without traffic signals, the driver has multiple other points of view.

11.7.74 Therefore, the impact of additional solar glare on this viewpoint is considered to be local, long
term, direct and minor adverse (not significant).

Viewpoint R5 — Cars travelling west on Forbury Road

11.7.75 With the maximum parameters in place, car drivers travelling this route, west past the
Proposed Development on Forbury Road over the roundabout, will see an instance of solar
glare between 3° and 30°, between 1400hrs and 1700hrs during the winter months. The
instance will only be experienced for a brief moment, with the driver having multiple viewpoints
to choose from as they approach the roundabout.

11.7.76 Therefore, based on the results of the maximum parameter massing assessment, the impact
of additional solar glare on these viewpoints is considered to be local, long term, direct and
moderate adverse (significant).

11.7.77 With the illustrative massing in place, car drivers will see instances of solar glare between 3°
and 10° as a result of the illustrative massing, for one hour at 1400hrs during the winter
months. The instance will only be experienced for a brief moment, with the driver having
multiple viewpoints to choose from as they approach the roundabout.

11.7.78 There are also instances occurring between 10° and 30° as a result of the illustrative massing,
between 1300hrs and 1600hrs during the winter months and 0500hrs during the summer
months. These instances of glare are heavily broken up by the detailed facade of the
illustrative scheme. Again, as the viewpoint occurs approaching a roundabout, the driver has
multiple other points of view to choose from.

11.7.79 Therefore, the impact of additional solar glare on this viewpoint is considered to be local, long
term, direct and minor adverse (not significant).

Viewpoint R6 — R8 — Cars travelling east on Forbury Road
11.7.80 With the maximum parameters in place, car drivers travelling this route, east towards the
Proposed Development on Forbury Road over the roundabout, will see an instance of solar

glare between 3° and 100, for one hour at 0700hrs and again 1700hrs during the autumn and
spring months, which will move to between 10° and 30° as they get closer to the Proposed
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Development. The instance will be nonmaterial as the reflections occur perpendicular to the
glass, resulting in weaker reflections.

11.7.81 Therefore, based on the results of the maximum parameter massing assessment, the impact
of additional solar glare on these viewpoints is considered to be local, long term, direct and
moderate adverse (significant).

11.7.82 With the illustrative massing in place, car drivers will see an instance of solar glare between 3°
and 10° as a result of the illustrative massing, for one hour at 1700hrs during the autumn and
winter months, which will move to between 10° and 30° as they get closer to the Proposed
Development. The instance will be nonmaterial as the reflections occur perpendicular to the
glass, resulting in weaker reflections.

11.7.83 Therefore, the impact of additional solar glare on these viewpoints is considered to be local,
long term, direct and minor adverse (not significant).

11.8 Secondary Mitigation and Enhancement

11.8.1 There are no significant effects to daylight and sunlight levels as a result of the Proposed
Development. Therefore, no secondary mitigation is required in respect of daylight and
sunlight.

11.8.2 There are significant impacts on solar glare at Viewpoints R1, R3, R4B and R5-R8 as a result
of the reasonable worst-case massing option of the Proposed Development. These occur as a
result of the assumption that this massing option is fully reflective, due to the lack of detailed
design being submitted as this stage. It should be noted that all but one of these effects fall
away to negligible or minor adverse (non-significant) when considering the testing of the
illustrative massing option. This testing highlights that the detailed design of the Proposed
Development will reduce the effects due to the reduction in reflective materials used,
compared to a fully reflective massing option. As such, further consideration of solar glare will
be considered at the detailed design stage for this development and this mitigation strategy
will be secured by a planning condition.

11.9 Residual Effects
11.9.1 There are no significant daylight and sunlight effects that require mitigation.

11.9.2 If the secondary mitigation described above is adhered to, there would be no likely significant
effects to solar glare as a result of the Proposed Development.

11.10 Cumulative Assessment
11.10.1 Upon review of the list of cumulative schemes, none of the schemes listed sit within a
reasonable proximity to the Proposed Development, e.g. within 100m, and therefore, none are

considered to be sensitive or relevant for daylight, sunlight, overshadowing, solar glare and
light pollution assessments.

11.11 Monitoring

11.11.1 As there are no residual significant effects, monitoring measures are not required in relation to
daylight, sunlight or solar glare.

11.12 Summary

11.12.1 The results of the baseline assessment typically show that the vast majority of the surrounding
receptors experience good levels of daylight and sunlight. This is primarily driven by the low-

210



Environmental Statement — Volume 1: Main Report @ Stantec
Kings Meadow View

rise and underdeveloped nature of the existing site, which has resulted in unusually high
levels for an urban context.

11.12.2 The scheme has been designed with daylight and sunlight as a primary consideration.
Numerous iterations of design stage analysis have been undertaken in order to minimise the
impacts to neighbours wherever possible through the careful orientation and positioning of the
proposed massing on the Site.

11.12.3 Using the assessment methodologies set out by the BRE Guidance, an assessment of
daylight and sunlight levels within the existing surrounding receptors has been undertaken.
This assessment has considered the Proposed Development at its maximum extents to
present the worst case.

11.12.4 The results of this assessment show that whilst reductions to daylight levels occur, these are
typically minor and generally there are good levels of retained daylight. It should be noted that
the daylight reductions are driven by the high levels of existing daylight, which result in higher
proportional reductions or where an overhanging balcony limits the daylight potential of the
windows and rooms below. The results of the sunlight assessment show full compliance with
the BRE Guidance.

11.12.5 There are no significant effects to either daylight or sunlight levels as a result of the Proposed
Development.

11.12.6 The solar glare assessment has considered two scenarios, one including the maximum extent
massing and one considering the illustrative detailed massing. This has been done to
represent both the reasonable worst-case and a more realistic scenario of the likely real world
solar glare effects.

11.12.7 The results of this show a variety of impacts, and where impacts are presented by the
maximum extent massing, the illustrative assessment demonstrates that a detailed design
would present non-significant effects. Controls are set out in the design codes to mitigate such
effects. There is one isolated instance of a significant effect presented by the illustrative
massing, however this instance occurs on a curved road and so will only be experienced
briefly, where no traffic decisions need to be made. The instance of reflection occurs
perpendicular with the glass and so the reflections will also be weak and only occur for a short
period of time. As this is only the illustrative massing, the detailed design of the Proposed
Development could be designed to reduce or remove this instance of glare.

11.13 References

= Building Research Establishment. Site Layout Planning for Daylight and Sunlight. A guide
to good practice. (BRE Guidance 2022)

= Reading Borough Council. Local Plan 2019.
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12 Wind Microclimate

12.1 Introduction

12.1.1 This chapter presents an assessment of the likely significant effects of the Proposed
Development on the local wind microclimate within and around the Site. In particular,
consideration is given to pedestrian comfort as well as the potential for occasional strong
winds to be generated.

12.1.2 In accordance with Regulation 18(5) of the Town and Country Planning (Environmental Impact
Assessment) Regulations 2017, as amended, a statement outlining the relevant expertise and
qualifications of competent experts appointed to prepare this ES is provided in Appendix A.3.

12.2 Policy Context, Legislation, Guidance and Standards

National Planning Policy
National Planning Policy Framework?® (2025)

12.2.1 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies
for England and how these should be applied. It provides a framework within which locally
prepared plans for housing and other development can be produced. It states that the purpose
of the planning system is to contribute to the achievement of sustainable development; and
that the planning system must meet interdependent overarching objectives summarised as: an
economic objective, a social objective and an environmental objective.

12.2.2 There are no policies or statements that are directly related to the wind microclimate, although
the promotion of high-quality built environments was emphasised in the NPPF. For instance,
paragraph 8 describes environmental objectives for sustainable development:

c) “[...] to protect and enhance our natural, built and historic environment [...] and mitigating
and adapting to climate change”.

12.2.3 Additionally, paragraph 135 states the following:

“f) Create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users”.

National Planning Practice Guidance (NPPG)“° (2024)

12.2.4 The NPPG was published in November 2016 to support the NPPF and was updated in
February 2024.

12.2.5 The NPPG identifies the potential for tall and large buildings to affect the wind microclimate.
The National Design Guide states in Paragraph 71 that:

“Proposals for tall buildings (and other buildings with a significantly larger scale or bulk than
their surroundings) require special consideration. This includes their [...] environmental
impacts, such as [...] wind. These need to be resolved satisfactorily”

39 Department for Communities and Local Government, 2025. Revised National Planning Policy Framework.
London. HMSO.

40 Ministry of Housing, Communities & Local Government, 2021. Planning Practice Guidance
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12.2.6

12.2.7

12.2.8

12.2.9

National Standards and Guidance
Historic England Advice Note 4: Tall Buildings* (2022)
The Historic England Advice Note 4: Tall Buildings (2022) states in Section 4.1:
“The following checklist summarises the main considerations for tall building policies [...].
3) The tall building policy should:
j) Address the following: Environmental impacts, such as [...] wind.”
Section 4.5 states:

“The impact on the local environment [...] can be affected by factors such as wind and other
microclimatic changes.”

Section 4.6 states:

“Designing and planning for tall buildings can be enhanced by [...] the use of three-
dimensional digital modelling. Such models support the development [...] as they allow:

Consideration of other environmental factors such as wind.”

Local Planning Policies

Reading Borough Local Plan“? (2019)

CC8: Safeguarding Amenity, states:

“Development will not cause a detrimental impact on the living environment of existing
g?sidential properties or unacceptable living conditions for new residential properties, in terms
= Wind, where the proposals involve new development of more than 8 storeys.”

CR10, Tall Buildings, states:

“Tall buildings will meet all the requirements below.

= V) Mitigate any wind speed or turbulence or overshadowing effects through design and
siting.”

12.2.10 Section 5.3.45 — Street environment, states:

“Tall buildings need not prejudice the creation or retention of a human scale street
environment, provided that they [...] have regard to the effects on the microclimate. There are
a number of design solutions that can be used to assist in creating a human scale street
environment:

= Stepping down a large mass to its neighbours;

41 Tall Buildings: Historic England Advice Note 4, 2022. Swindon. Historic England
42 Reading Borough Council, 2019. Reading Borough Local Plan. Reading. RBC

213



Environmental Statement — Volume 1: Main Report @ Stantec
Kings Meadow View

=[]

= Mitigating against the adverse impacts a tall building can often make on the microclimate;

=[]

Providing green infrastructure for a comfortable microclimate.”

12.2.11 Section 5.3.47 — Wind and Solar effects on tall buildings, states:

“Tall buildings can adversely affect the environmental quality of surrounding areas, particularly
through the diversion of high speed winds to ground level [...]. However, good design and
siting can successfully mitigate these impacts. A building, or grouping of buildings, should be
modelled and simulated within its surrounding context, to examine environmental performance
at an early design stage to highlight any potential issues that need to be addressed. Wind
should be assessed against the Lawson Criteria.”

12.2.12 Section 5.3.48 states:

12.3

12.3.1

12.4

1241

12.4.2

12.4.3

“In terms of wind effects, the use of architectural devices such as screens, terraces and
awnings as well as facade set-backs can be used to minimise the effects of high wind speed
at the base of a tall building.”

Consultation

An EIA Scoping Report was prepared by Stantec and submitted to Reading Borough Council
(RBC) on 24th February 2023. A scoping opinion was received from Reading Borough Council
on 18th April 2023, requesting the scheme be assessed through wind tunnel testing. RWDI
reviewed the Proposed Development in the context of the existing surrounding buildings. The
height of the tallest maximum parameter massing is 12 storeys tall, not substantially taller than
the nearby surrounding buildings. As such, CFD methods were considered appropriate, and
testing was undertaken in March 2023. Since the March 2023 assessment, the scheme has
changed in design, and as such been re-assessed in September 2025. This chapter assesses
the 2025 design of the scheme, in particular the outline maximum parameters.

Methodology

Study Area

The main interactions of wind with a building occurs relatively close to the building, particularly
when there are neighbouring buildings and streets along which the wind can be channelled.
This means that the focus of the assessment will be within the Site boundary and the
immediate surrounding streets and public realm. Conditions will be assessed on the relative
comfort and safety of the Proposed Development’s residents, visitors and users of the public,
communal and private open spaces, as well as pedestrians utilising other public realm areas
such as pedestrian routes within, and bordering, the Proposed Development.

Due to the scale of the Proposed Development, a comprehensive assessment of baseline
(existing) and likely pedestrian level wind conditions upon completion of the Proposed
Development was undertaken, based on Computational Fluid Dynamic (CFD) simulations and
the industry standard Lawson Comfort Criteria“.

The CFD model of the Proposed Development includes the surrounding area within a 400m
radius of the centre of the Site. The immediate surrounding area consists of a mixture of low-
to mid-rise urban residential and commercial developments, and the Proposed Development

43 Building Aerodynamics, (2001); Lawson T.
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12.4.4

12.4.5

12.4.6

12.4.7

12.4.8

12.4.9

is up to 37m tall. Based on this height and the surrounding context, a 400m radius is
considered an appropriate study area for the wind assessment to allow for proper
development of low wind flow patterns and identify the potential influence of the Proposed
Development. Results are assessed around a 200m radius of the Proposed Development.

It should be noted this assessment is based on the parameter massing, therefore the effects
reported are considered a worst-case scenario in terms of wind microclimate, and likely to be
less in comparison to the future detailed design of the scheme.

No cumulative schemes have been identified within the 400m radius of the detail model
surrounding the Site.

Baseline Data Collection

The baseline conditions around the Proposed Development were defined using CFD
simulations to provide a quantitative assessment.

Wind conditions are assessed quantitatively by numerically modelling the wind flow around the
Proposed Development, and measured for both the windiest season (normally winter in the
UK) to show the worst-case scenario, and summer season for amenity spaces (amenity
spaces were assessed during the summer season as these areas are expected to be used
most frequently during this period with an expectation of calmer conditions compared to other
times of the year).

The results were combined with long-term meteorological climate data (approximately 30
years of data) for the Reading area (Heathrow Airport). The meteorological data used in this
assessment is deemed to be representative of the local wind microclimate for the Reading
area. The meteorological data used is presented in Figure 12.1 (See Section 12.5).

The baseline conditions are reflected within the wind scenario — ‘Configuration 1: The Existing
Site with Existing Surrounding Buildings’ (also referred as the ‘Baseline Scenario’). Further
detail on the CFD methodology can be found in Appendix L.1: Wind Microclimate Technical
Report.

Assessment

Operational Phase

12.4.10 In order to assess the local wind environment associated with the completed and operational

Development and the resulting pedestrian comfort within and surrounding the Site, CFD
simulations of the Proposed Development have been undertaken.

12.4.11 The following two configurations have been assessed , landscaping details have not been

included with the assessment as the detailed landscaping design will be approved via
reserved matters, with the design codes providing clear rules to ensure high quality
landscaping is provided). Therefore providing an understanding of the worst-case wind
environment:

= Configuration 1: Existing Site with Existing Surrounding Buildings; and

= Configuration 2: Proposed Development with Existing Surrounding Buildings.

12.4.12 To determine the wind microclimate around the Proposed Development, the following has

been undertaken:

= A 3D model has been created of the Proposed Development and the surrounding area up
to a 400m radius from the centre of the Site in order to capture detail of the surrounding
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context. A 400m radius was chosen as this distance was deemed large enough to identify
the extent of influence the Proposed Development would have on the local wind
microclimate, along with ensuring appropriate development of local flow; and as agreed at
EIA scoping stage.

= Wind conditions were assessed quantitively by numerically modelling the wind flow around
the Proposed Development in the context of both the existing and the cumulative
surrounding buildings.

= |t should be noted that the assessment was carried based on a set of maximum
parameters that included an increased allowance for balconies and it is expected that
further testing will be undertaken at a later date in order to assess the detailed version of
the scheme.

12.4.13 The computational model was constructed in Orbital Stack, RWDI’s in-house CFD tool. CFD is
a computer modelling technique for numerically simulating wind flow in complex environments.

12.4.14 In total, 18 wind directions were tested, equally spaced out around the compass (equal 20°
intervals). Although the strongest winds originate from the south-westerly sector, testing for 18
wind angles provides a sufficient coverage of all aerodynamic interactions for winds from all
angles.

12.4.15 The study utilises a Reynolds Averaged Navier-Stokes (RANS) CFD approach, with the
resultant turbulence effects modelled using an RNG k-¢ type turbulence closure model. The
statistically steady solution obtained by RANS simulations provide a good understanding of
mean wind flows. Therefore, the RANS simulation output has been interpreted to provide the
final assessment of wind conditions around the Site. Similarly, the potential for strong winds
leading to potential safety issues was assessed using informed professional judgement.

Assessment Criteria

12.4.16 The assessment of the wind conditions requires a standard against which the measurements
can be compared. The assessment of the wind tunnel results presented in this chapter adopts
the Lawson Comfort Criteria. The Lawson Comfort Criteria define the reaction of an average
pedestrian to the wind and are described in Table 12.1. If the measured wind conditions
exceed the threshold wind speed for more than 5% of the time, then they are unacceptable for
the stated pedestrian activity and the expectation is that there may be complaints of nuisance
or people will not use the area for its intended purpose.

12.4.17 The Lawson Criteria sets out five pedestrian activities (comfort categories) and reflect the fact
that less active pursuits require more benign wind conditions. The four categories are: ‘Sitting’,
‘Standing’, ‘Strolling’ and ‘Walking’, in ascending order of activity level, with a fifth category for
conditions that are ‘Uncomfortable’ for all uses. In other words, the wind conditions in an area
required for ‘Sitting’ need to be calmer than a location that people merely walk past.

12.4.18 The distinction between ‘Strolling’ and ‘Walking’ is that in the ‘Strolling’ scenario pedestrians
are more likely to take on a leisurely pace, with the intention of taking time to move through
the area, whereas in the ‘Walking’ scenario pedestrians are intending to move through the
area quickly and are therefore expected to be more tolerant of stronger winds. For a mixed-
use development site, such as the Proposed Development, the desired wind microclimate
would typically need to have areas suitable for sitting, standing and strolling use.

12.4.19 The Lawson Criteria are derived for open air conditions and assume that pedestrians will be
suitably dressed for the season. Thermal comfort is not evaluated as part of the assessment.
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Table 12.1: Lawson Comfort Criteria

Key Comfort Category Threshold Description
- Light breezes desired for outdoor restaurants and
@) Sitting 0-4 m/s seating areas where one can read a paper or
comfortably sit for long periods.
O Standin 4-6 m/s Gentle breezes suitable for main building entrances,
9 pick-up/drop-off points and bus stops.
0 Strolling 6-8 m/s Moderate bree_zes that would be appropriate for strolling
along a city/town centre street, plaza or park.
. Relatively high speeds that can be tolerated if the
. Walking 8-10m/s objective is to walk, run or cycle without lingering.
Winds of this magnitude are considered a nuisance for
. Uncomfortable >10 m/s most activities, and wind mitigation is typically

recommended.

Strong Winds

12.4.20 The Lawson Criteria also specifies a strong wind threshold when winds exceed 15m/s for
more than 0.025% of the time (approximately 2.2 hours of the year) would have the potential
to cause distress to pedestrians and cyclists. Exceedance of this threshold may indicate a
need for mitigation measures or a careful assessment of the expected use of that location;
e.g. is it reasonable to expect older adults or young children to be present at the location on
the windiest day of the year?

12.4.21 Wind speeds that exceed 20m/s for more than 0.025% of the time (approximately 2.2 hours of
the year) represent safety issue for all members of the population, which would require
mitigation to provide an appropriate wind microclimate environment.

12.4.22 Strong winds are generally associated with areas which would be classified as acceptable for
walking or conditions considered uncomfortable. In a mixed-use urban development scheme,
walking and uncomfortable conditions would not usually form part of the ‘target’ wind
environment and would usually require mitigation due to pedestrian comfort considerations.
This mitigation would also have the impact of reducing the frequency of, or even eliminate,
any strong winds.

12.4.23 It should be noted that the CFD simulations provide an average expected wind speed for the
windiest season (typically the winter months — December to February) and summer season
(June to August) in regard to pedestrian comfort. Areas which would have uncomfortable
wind conditions would be likely to have instances of strong winds. As such, professional
judgement incorporating RWDI's experience of a large number of similar projects both within
the UK and internationally has been applied, informed by the CFD results to identify areas of
the Proposed Development likely to have instances of strong winds.

Target Wind Conditions

12.4.24 Sensitive receptors include the following locations (where present within and around the
Proposed Development) with the required wind conditions specified for each use:

Thoroughfares — targeting strolling wind conditions during the windiest season;

Main entrances — targeting standing wind conditions during the windiest season;
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®m  Secondary entrances — targeting strolling wind conditions during the windiest season;
®=  Bus stops — targeting standing wind conditions during the windiest season;
®m  Seating areas — targeting sitting wind conditions during the summer season;

= Amenity spaces (ground level and terrace levels) — targeting sitting wind conditions during
the summer season (with standing conditions acceptable at mixed-use amenity areas);

= Roads and cyclists — The Lawson Comfort Criteria do not specify criteria for acceptable
wind conditions for cyclists and pedestrians on the road; however, they do specify that the
occurrence of winds exceeding the strong winds threshold would be considered
unsuitable for cyclists. The assessment for roads and cyclists focuses on annual strong
winds.

Limitations

12.4.25 This assessment is based on worst-case wind speeds, expected to be encountered during the
winter season (December, January and February) in the UK. Additional consideration has
been made for summer wind conditions due to the presence of outdoor amenity spaces and
elevated spaces.

12.4.26 This study utilises a Reynolds Averaged Navier-Stokes (RANS) CFD approach, with the
resultant turbulence effects modelled using an RNG k-¢ type turbulence closure model. The
statistically steady solution obtained by RANS simulations provides a good understanding of
mean wind flows. However, it is RWDIs opinion that these methods do not provide an
adequately robust prediction of the fluctuating or gusty nature of wind. Therefore, the potential
for strong winds at the Site generally driven by gust events has been assessed qualitatively by
an experienced wind engineer through review of the RANS simulation output to provide the
final assessment of wind conditions around the Site.

12.4.27 It should be noted that the CFD simulations will provide an average expected wind speed for
the windiest (typically the winter months — December to February) and summer season in
regard to pedestrian comfort. Areas which would have wind conditions suitable for walking use
would be likely to have instances of strong winds. As such, professional judgement
incorporating RWDI’s experience of a large number of similar projects both within the UK and
internationally has been applied, informed by the CFD results to identify areas of the study
area likely to have instances of strong winds.

Significance Criteria
Receptors and Receptor Sensitivity

12.4.28 The sensitivity of a receptor at and around the Site in the presence of the Proposed
Development is high and equal for all measurement locations. This is because the significance
criteria for the wind assessment is based on whether the wind environment of the Site is
acceptable for the intended use. As such, an equal sensitivity is assigned to each receptor
within and surrounding the Proposed Development; as well as the existing buildings and their
surroundings. The geographical extent of the wind microclimate is expected to be within the
Site and its immediate surroundings i.e. a local effect, for all receptors.

12.4.29 The following description of receptor categories for the Site and approach taken to the
allocation of the measurement locations to the categories is as follows:

On-Site Locations:

= Thoroughfares;
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= Entrances; and

= Amenity Areas (at ground level and terraces).
Off-Site Locations

= Thoroughfares;

= Bus Stops; and

= Entrances.

Magnitude of Impact

12.4.30 The magnitude of impact for all receptors is defined as high. The impact on all receptors is
consistent (in respect of the specific wind direction and speed defined by standard
meteorological data) and the effect at each location is in accordance with the Lawson Comfort
Criteria, described in Table 12.1. The impacts on all receptors are the same, as any receptor
which has wind conditions windier than required for the intended use will require mitigation,
regardless of location.

Effect Significance

12.4.31 The assessment of the likely scale of effect is based on the comparison of the predicated wind
conditions at a particular measurement location with the desired pedestrian use of the Site
and surrounding area as defined in the Lawson Comfort Criteria and set out in Table 12.1.
Where there is no change of pedestrian use, wind conditions at and surrounding the Site are
also compared against the baseline conditions.

12.4.32 In line with the Lawson Comfort Criteria’s overall methodology, strong winds (affecting
pedestrian safety) are reported separately from the comfort assessment and do not form part
of the scale of effect criteria. This is due to the fact that any strong wind exceedance is
considered to be significant regardless of scale. Where strong winds occur, mitigation is
required (as per adverse effects related to pedestrian comfort).

Table 12.2: Significance Criteria

Expected Wind Microclimate Significance Criteria
Wind conditions are 3-steps calmer than those desired Major Beneficial
Wind conditions are 2-steps calmer than those desired Moderate Beneficial
Wind conditions are 1-step calmer than those desired Minor Beneficial
Wind conditions are as desired Negligible
Wind conditions are 1-step windier than those desired Minor Adverse
Wind conditions are 2-steps windier than those desired Moderate Adverse
Wind conditions are 3-steps windier than those desired Major Adverse

12.4.33 The minor, moderate and major scale of effects indicate the severity of the change in wind
conditions between the desired wind microclimate and wind microclimate presented in the
modelled results. As an example, if the desired wind conditions at a location are required to be
suitable for ‘Standing’, but the predicted wind conditions are suitable for ‘Strolling’, the
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difference between the desired and predicted wind conditions is one category windier than
desired. In this case, the scale of the effect would be identified as being of ‘minor adverse
significance’.

12.4.34 The assessment of the wind microclimate differs from other disciplines in that any adverse

effect (minor, moderate or major) is a ‘significant effect’. This is because it implies that a
location, or area, has a wind microclimate that is unsuitable for the desired use of that area
and is likely to be perceived as too windy by users and therefore may not be utilised for the
intended use. On this basis, effects that are adverse need mitigating. In addition, any identified
strong winds will be classed as ‘significant’.

12.4.35 As required, measures will be suggested to mitigate the event of adverse effects and all

measures will be described within this chapter.

12.4.36 In terms of off-Site areas, wind conditions are compared to the Baseline Scenario and the

12.5

1251

12.5.2

intended use of each measurement location. If off-Site wind conditions were suitable in the
Baseline Scenario and remain suitable (or calmer) in the Proposed Development scenario,
then the effect would be negligible (likewise for unsuitable conditions that remain windier than
desired). If conditions are windier than the Baseline Scenario, but remain suitable for the
intended use, the increase in wind speeds as a result of the Proposed Development will be
stated. Off-Site conditions that become windier than desired for the intended use as a result of
the Proposed Development would be considered adverse. Off-Site conditions that were
windier than desired in the Baseline Scenario and are made suitable by the Proposed
Development would be considered beneficial.

Baseline Conditions

Meteorological Data

The meteorological data are presented by season in Figure 12.1 as wind roses. The radial
axis indicates the percentage time per season that the wind speed exceeds the particular wind
speed range. The seasons are defined as spring (March, April and May), summer (June, July
and August), autumn (September, October and November) and winter (December, January
and February). The meteorological data indicate that the prevailing wind direction throughout
the year is from the south-west. This is typical for many areas of southern England. There is a
secondary peak from the north-westerly winds, especially during the spring.

The meteorological data has been adjusted from meteorological station to account for the
effects of the terrain surrounding the Site using the methodology set out in ESDU 0100844,
Full details of this approach are set out in Appendix L.1.

44 ESDU International, 2001. Computer program for wind speeds and turbulence properties: flat or hilly sites in
terrain with roughness changes, ESDU 01008, 2001 01008.
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Figure 12.1: Seasonal Wind Roses for London Heathrow airport (in m/s) (Radial axis indicated the percentage time for which
the stated wind speed threshold is exceeded)

Configuration 1: Existing Site with Existing Surrounding Buildings

12.5.3 Wind conditions for Configuration 1 are presented in Figures 12.2 and 12.3 for the windiest
and summer season respectively.

Pedestrian Comfort
Thoroughfares

12.5.4 Thoroughfares within and around the Site have wind conditions ranging from suitable for
sitting to strolling use during the windiest season. This range in wind conditions is suitable for
the current pedestrian uses. There is a small area of walking use conditions situated around

the south-eastern corner of No. 3 Forbury Place; the area of walking conditions would be
situated on the car park access road.
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Bus Stops

12.5.5 Bus stops off-Site on Kenavon Drive would have standing conditions during the windiest
season, suitable for the current pedestrian use.

Entrances
12.5.6 Entrances within the current Site and surrounding area would be suitable for sitting and
standing use during the windiest season, appropriate conditions for the current pedestrian

uses.

Strong Winds

12.5.7 Strong winds exceeding 15m/s for more than 2.2 hours per annum are expected to occur
where wind conditions would be suitable for walking or uncomfortable for all uses during the
windiest season. As such, strong winds are anticipated to occur on the road around the south-
eastern corner of No. 3 Forbury Place.
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Figure 12.2: Configuration 1 — Existing Site with Existing Surrounding Buildings — ground level, windiest season
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Figure 12.3: Configuration 1 — Existing Site with Existing Surrounding Buildings — ground level, summer season

Baseline Evolution

12.5.8 The evolution of the baseline conditions (in the event the Proposed Development does not
come forward) has been considered using professional judgement informed by the results of
the Baseline Scenario (Configuration 1).

12.5.9 No cumulative schemes have been identified within the 400m radius of the detail model
surrounding the Site. As such, it is expected that should the Proposed Development not come
forward, wind conditions within the evolved baseline scenario, would remain as presented in
Configuration 1. Development of schemes beyond the extent of the detail model would not be
expected to affect wind conditions around the Site.

Climate Change
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12.5.10 The UK Climate Projections (UKCP18) published by the Met Office presents a number of

different predicted scenarios. The ‘Climate Projects Report’#> published by UKCP18 presents
the probable changes in wind speed for 2070 - 2099 in both the summer and winter seasons.

12.5.11 With these predictions, the current trends in the climate change are not likely to have any

12.6

12.6.1

12.7

12.7.1

12.7.2

12.7.3

12.7.4

12.7.5

12.7.6

significant effects on the predicted wind microclimate conditions in and around the Proposed
Development. Therefore, this has not been considered further in this assessment.

Mitigation

No mitigation measures have been included in the assessment of operational effects
(Configuration 2: Proposed Development with Existing Surrounding Buildings) in order to
present a worst-case (i.e. windy) scenario and that, where necessary, secondary wind
mitigation has been discussed as necessary below.

Assessment of Significant Likely Effects

Operational Effects
Configuration 2: Proposed Development with Existing Surrounding Buildings

Wind conditions for Configuration 2 are presented in Figure 12.4 for the windiest season and
Figure 12.5 for the summer season at ground level. Figures 12.6 and 12.7 present the
windiest season and summer season results at the podium level. Figures 12.8 and 12.9
present the windiest season and summer season results at the terraces and roof levels.

Pedestrian Comfort
Thoroughfares

Thoroughfares on-Site within the Proposed Development would range from suitable for sitting
to walking use during the windiest season. Areas of sitting, standing and strolling would
represent permanent, long-term moderate beneficial, minor beneficial and negligible
effects respectively (not significant). Small areas of walking conditions would be situated
close to the western facade of West Block 4 which would represent permanent, long-term
minor adverse effects (significant) and require mitigation measures, which are discussed
further in section 12.8.

Thoroughfares off-Site would range from suitable for sitting to strolling use, representing
permanent, long-term negligible effects (not significant).

Bus Stops

Bus stops off-Site on Kenavon Drive would have standing use conditions during the windiest
season, suitable for the current pedestrian use. This would represent a permanent, long-
term negligible effect (not significant).

Entrances

As the Proposed Development is being submitted for an outline planning application, entrance
locations are not expected to be defined until the development of the detail design.

Wind conditions close to the facades of the Proposed Development would range from suitable
for sitting to walking use during the windiest season. Areas of sitting conditions are situated
along the northern fagades and centrally between the majority of the Blocks, and areas of

45 Met Office, 2018. UKCP18 Science Overview Report
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standing conditions are situated along the western and eastern facades along the majority of
Blocks. Entrances placed here would be appropriate, and represent permanent, long-term
minor beneficial and negligible effects (not significant) respectively. Areas of strolling
conditions are situated along the western facade of Central Block 4, West Blocks 1 and 4,
south of West Block 3, around the south-west corner of Central Block 3, around the south-east
corner of East Block 4, and around the north-west corner of East Block 3. Entrances should be
avoided here as this would represent permanent, long-term minor adverse effects
(significant) and wind mitigation measures would be required. If entrances were to be
situated in areas of walking conditions along western facade of West Block 4, these would
represent permanent, long-term moderate adverse effects (significant) and require
mitigation measures.

12.7.7 Off-Site entrances would be suitable for sitting and standing use during the windiest season,
representing permanent, long-term insignificant effects (not significant).

Ground Level Amenity

12.7.8 Ground level amenity spaces on-Site are expected to be defined as the detail design of the
Proposed Development emerges, with the design codes providing clear rules ensuring the
quality of these spaces.

12.7.9 Wind conditions around the Proposed Development during the summer season would range
from suitable for sitting to strolling use. There would be large areas suitable for sitting use on
the northern side, and centrally between the blocks. These locations would have appropriate
wind conditions for occupant amenity provision, and would therefore represent a permanent,
long-term negligible effect (not significant). Areas suitable for standing use situated around
all the blocks associated with the Proposed Development (particularly on the western and
southern sides), and strolling conditions situated along western fagade of West Block 4 would
be windier than suitable for seated amenity use. These areas would represent permanent,
long-term minor adverse and moderate effects respectively (significant) and require
mitigation measures, which are discussed further in section 12.8.

Podium Level Amenity

12.7.10 The podium level of the west blocks have been assessed for the potential of accessible
amenity for occupants, should these become accessible spaces for occupants in the detailed
design.

12.7.11 The podium has been assessed devoid of a parapet and as such would represent a worst-
case scenario. Should these spaces be occupant accessible, wind conditions during the
summer season would range from suitable for sitting to strolling use. This range of conditions
would largely be suitable for a mixed-use amenity space, with the exception of strolling
conditions which would occur around West Block 4 and would be too windy for amenity use. If
seating is placed in areas with standing conditions, this would be one category too windy for
amenity. Wind conditions at the podium therefore represent permanent, long-term moderate
adverse (strolling conditions) (significant), minor adverse (standing conditions)
(significant), and negligible (sitting conditions) (not significant) and require mitigation
measures.

Terraces and Roof Level Amenity
12.7.12 Terraces and roof levels have been assessed for the potential of accessible amenity for
occupants, should these become accessible spaces for occupants in the detailed design.
However, it is not currently intended for roof levels to accommodate amenity space.
12.7.13 Terraces and roof levels have been assessed devoid of a parapet and as such would

represent a worst-case scenario. Should these spaces be occupant accessible, wind
conditions during the summer season would range from suitable for sitting to walking use. The

225



Environmental Statement — Volume 1: Main Report @ Stantec
Kings Meadow View

majority of the terraces would have standing and strolling conditions, with smaller areas of
walking use conditions close to the southern corners of the southern blocks. Walking
conditions would be three categories windier than suitable if seating is placed here. This would
represent permanent, long-term major adverse (walking conditions) (significant),
moderate adverse (strolling conditions) (significant), minor adverse (standing
conditions) (significant), and negligible (sitting conditions) (not significant) effects and
require mitigation measures.

Strong Winds

12.7.14 Strong winds exceeding 15m/s for more than 2.2 hours per annum are expected to occur
where wind conditions would be suitable for walking or uncomfortable for all uses during the
windiest season.

12.7.15 As such, localised strong winds are anticipated to occur at ground level along the western
facade of West Block 4. On the podium of the west blocks, as shown in the windiest season
results presented in Figure 12.6, walking conditions would occur around the corners of West
Block 4. At terraces and roof levels, as shown in the windiest season results presented in
Figure 12.8, walking or windier conditions would occur on all roofs. This would likely result in
strong winds occurring in these spaces. Mitigation measures would be required to reduce the
occurrence of strong winds at ground level, and podium and roof levels if these are accessible
to occupants.
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Figure 12.4: Configuration 2 — Proposed Development with Existing Surrounding Buildings — ground level, windiest season
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Figure 12.5: Configuration 2 — Proposed Development with Existing Surrounding Buildings — ground level, summer season
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Figure 12.6: Configuration 2 — Proposed Development with Existing Surrounding Buildings — podium level, windiest season
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Figure 12.7: Configuration 2 — Proposed Development with Existing Surrounding Buildings — podium, summer season
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Figure 12.8: Configuration 2 — Proposed Development with Existing Surrounding Buildings — terrace and roof levels, windiest
season
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Figure 12.9: Configuration 2 — Proposed Development with Existing Surrounding Buildings — terrace and roof levels, summer
season
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12.8

12.8.1

12.8.2

12.8.3

12.8.4

12.8.5

12.9

12.9.1

12.9.2

Secondary Mitigation and Enhancement

Operational Phase

As Minor to Moderate adverse wind conditions have been identified at ground level, where
walking conditions would occur along the western facade of West Block 4 (Figure 12.4). Wind
conditions would be expected to adjust as the detail design of the southern aspects of the
Proposed Development comes forward, which would have the potential to reduce the
occurrence of windy conditions through the use of set-backs, colonnades or chamfered
building corners for example. Additionally, a landscaping scheme comprising elements such
as trees (at least 5m tall) or screens (at least 3m tall) in the vicinity of these windy areas and
the south-eastern corners of the adjacent buildings would help break up south-westerly winds
flowing along the building. Mitigation measures would be further developed and assessed as
the detailed design emerges.

Entrance locations have not been finalised and it is expected that wind conditions would adjust
from the likely worst-case outline parameters as the detail design emerges. Entrances located
in areas of sitting or standing use conditions during the windiest season would require no wind
mitigation. Should entrances be situated in areas suitable for strolling or walking use (Figure
12.4), mitigation measures would be required. Providing a transition zone adjacent to
entrances by recessing the entrance by 1.5m, or placing landscaping features either side of
the entrances such as planting or screens (at least 1.8m tall) would locally shelter the
entrances.

It is expected that ground floor amenity provision will evolve as the detail design comes
forward. Focussing ground level amenity space in areas on the western and southern sides
would provide inherent shelter from the prevailing south-westerly winds. Any ground level
amenity such as seating situated in areas with standing or strolling conditions during the
summer season (Figure 12.5) would benefit from landscaping elements such as trees (at
least 3m tall), screens (at least 3m tall) and planting (at least 1.5m tall) to provide appropriate
shelter.

Should the podium, terrace and roof spaces be made accessible for occupant amenity as the
detail design emerges, mitigation in the form of solid or porous balustrades (50% open, at
least 1.5m tall) would provide shelter near the edges, in combination with landscaping
elements such as trees (at least 3m tall), screens (at least 3m tall) and planting (at least 1.5m
tall) to further break up winds entering the terraces.

As the scheme is in outline, all the mitigation details discussed above can be further
developed and assessed during the detailed design.

Residual Effects

Operational Phase

Prior to the development of the detail design it is expected that the above wind mitigation
measures would be required to improve wind conditions at the Proposed Development. It is
expected that with the development and implementation of these measures the residual
effects would be improved such that no adverse significant effects would occur. As the
scheme is in outline, all the mitigation details discussed above can be further developed and
assessed during the detailed design.

Thoroughfares

The residual effect along thoroughfares would be expected to be permanent, long-term
moderate beneficial, minor beneficial and negligible (not significant).
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Entrances

12.9.3 The residual effect along entrances would be expected to be permanent, long-term, minor
beneficial and negligible (not significant).

Ground Level Amenity

12.9.4 The residual effect at ground level amenity would be expected to be permanent, long-term
and negligible (not significant).

Roof Level Amenity

12.9.5 The residual effect at roof terraces amenity would be expected to be permanent, long-term
and negligible (not significant).

12.10 Cumulative Assessment

12.10.1 No cumulative schemes have been identified within the detail model’s 400m radius of the Site.
Cumulative schemes outside of this radius would not be expected to have a substantial
influence on the local wind microclimate around the Proposed Development and have been
accounted for within the assessment of the surrounding terrain set out in Section 12.5.2.

12.11 Monitoring

12.11.1 Monitoring would not be required as with the mitigation in place, no significant residual effects
would be expected to occur.

12.12 Summary

12.12.1 An assessment of the likely wind conditions as a result of the Proposed Development and the
suitability of these in terms of pedestrian comfort and safety was undertaken. The assessment
has been informed by appropriate meteorological data and Computational Fluid Dynamic
(CFD) simulations.

12.12.2 Meteorological data for the Site identifies prevailing winds blowing from the south-west
throughout the year. There are secondary peaks from north-easterly winds during the spring.

12.12.3 The wind microclimate within the baseline scenario identified that the majority of areas have
wind conditions suitable for the current pedestrian uses. Strong wind exceedances are
anticipated to occur around the south-eastern corner of No. 3 Forbury Place on the car park
access road.

12.12.4 With the introduction of the Proposed Development, wind conditions off-Site would slightly
improve. The strong winds around the south-eastern corner of No. 3 Forbury Place would now
no longer occur. On-Site, the majority of areas would have suitable wind conditions. Pre-
mitigation, strong wind exceedances would be anticipated to occur along the western facade
of West Block 4, on the podium of the west blocks, and on the terraces and roof levels.

12.12.5 As the scheme is being submitted in outline, the detailed pedestrian uses of the Proposed
Development, such as entrances and amenity spaces have not been finalised. Wind mitigation
has been suggested to inform the detail design for the siting of entrances, ground level
amenity, and potential podium, terrace and roof level amenity.

12.12.6 Mitigation measures have been suggested in the form of on-Site landscaping elements and

balustrade treatment. With the implementation of the proposed mitigation, no significant
effects would be expected to occur.
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12.12.7 As the scheme is in outline, the mitigation can be further developed and assessed during the
detailed design stages of the blocks.
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13

13.1

13.1.1

13.1.2

13.2

13.2.1

13.2.2

13.2.3

13.2.4

Townscape and Visual Impact Assessment

Introduction

This chapter of the ES assesses the likely significant effects of the Proposed Development on
the environment in respect of Townscape Character and Visual Amenity.

The Appendices which support this Chapter are listed below:
Appendix M.1: TVIA Methodology

Appendix M.2: Representative Photos Baseline 1-19
Appendix M.3: Dynamic View Photographs A-S

Appendix M.5: Townscape Effects Table

Appendix M.6: Visual Effects Table

Policy Context, Legislation, Guidance and Standards

National Planning Policy
National Planning Policy Framework (2024)

The National Planning Policy Framework (NPPF) (Dec 2024)46 promotes a presumption in
favour of sustainable development, providing that it is in accordance with the relevant up-to-
date local plan and policies set out in the NPPF. Paragraph 9 notes that planning policies and
decisions should also take local circumstances into account to reflect the character, needs and
opportunities of each area.

NPPF Paragraphs 131-141 within Section 12 focus on achieving well-designed spaces and
seek to promote good design in the built environment. In particular, Paragraph 139 states that
planning permission should be refused for development of poor design, especially where it fails
to reflect both local and national design policies and guidance.

Planning Practice Guidance

To support the implementation of the policies of the NPPF the Government regularly updates
Planning Practice Guidance (PPG)*’ that provides up-to-date advice. Those overarching topics
of most relevance to townscape and visual matters include: Design - process and tools; and
Natural Environment.

Within the Design PPG, Paragraph 001 is the fundamental building block to good design and
directs attention to the National Design Guide as a means to shaping places in both plan-making
and decision-taking. Paragraph 010 refers to how design is considered in outline planning
applications, with Paragraph 011 providing additional commentary in relation to the role of
parameter plans. It is suggested that in some instances a Design Code may be appropriate to
help inform future detailed design for outline proposals as part of a wider clear design vision.

46 Ministry of Housing, Communities and Local Government (2024), National Planning Policy Framework (NPPF)
[online] available at: https://www.gov.uk/guidance/national-planning-policy-framework

47 Ministry of Housing, Communities and Local Government (2025), Planning Practice Guidance (PPG) [online]
available at: https://www.gov.uk/government/collections/planning-practice-guidance
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13.2.5 Under the Natural Environment PPG the topic of green infrastructure is considered, with
Paragraph 006 recognises the contribution that green infrastructure makes in building a strong
and competitive economy, achieving well-designed places that promote healthy and safe
communities, ad in both considering and enhancing the natural environment including
facilitating biodiversity net gain. The topic of landscape is also considered within the Natural
Environment PPG, with Paragraph 037 advocating a landscape character approach to the
assessment of landscape and visual effects.

National Design Guide

13.2.6 The National Design Guide sets out the following 10 characteristics of good design:
= “Context (enhances the surroundings);
= |dentity (Attractive and distinctive);
= Built form (a coherent pattern of development);
= Movement (accessible and easy to move around);
= Nature (enhanced and optimised);
= Public Spaces (safe, social and inclusive);
= Uses (mixed and integrated);
= Homes and Buildings (Functional, healthy and sustainable);

= Resources (Efficient and resilient); and
= Lifespan (Made to last).”

Local Planning Policy

Reading Borough Local Plan

13.2.7 The Reading Borough Local Plan“8 was adopted in November 2019. Planning policies pertinent
to townscape and visual issues are summarised below.

= Policy CR2 Design in Central Reading;

= Policy CR3 Public Realm in Central Reading;

= Policy CC3 Adaptation to Climate Change;

= Policy CC7 Design and the Public Realm;

= Policy CR10 Tall Buildings;

= Policy CR13 East Side Major Opportunity Area;

= Policy EN7 Local Green Space and Public Open Space; and

48 Reading Borough Council (2019), Reading Borough Local Plan [online] available at:
https://images.reading.gov.uk/2019/12/Local_Plan_Adopted November 2019.pdf
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13.2.8

13.2.9

= Policy EN13 Major Landscape Features and Areas of Outstanding Natural Beauty.

An update to the Local Plan was submitted to the Secretary of State in May 20254°, with those
emerging policies of most relevance to townscape and visual matters set out below:

= Policy CC7: Design and the Public Realm;

= Policy EN1: Protection and Enhancement of the Historic Environment;
= Policy EN3: Enhancement of Conservation Areas;

= Policy EN5: Protection of Significant Views with Heritage Interest;

= Policy EN6: New Development in a Historic Context;

= Policy EN7: Local Green Space and Public Open Space;

= Policy CR2: Design in Central Reading;

= Policy CR3: Public Realm in Central Reading;

= Policy CR10: Tall Buildings; and

= Policy CR13: East Side Major Opportunity Area (CR13b, Forbury Retail Park).
Legislative Context

Planning (Listed Building and Conservation Areas) Act 19900

Section 66 of the Planning (Listed Buildings and Conservation Areas) 1990 Act requires that in
considering whether to grant permission for development that affects a listed building or its
setting, the local planning authority shall have special regard to the desirability of preserving the
building or its setting. Section 72 of the 1990 Act requires that, with respect to any buildings or
other land within a conservation area, special attention shall be paid to the desirability of
preserving or enhancing the character of appearance of that area when exercising planning
functions.

Environment Act 202152

13.2.10 Establishes a statutory framework for environmental protection and enhancement, introducing

legally binding targets. The Act reinforces the need to consider how development proposals
contribute to the enhancement of the natural and built environment. This legislative context
supports a proactive approach to embedding environmental quality and resilience into the
design and assessment of development proposals, including supporting biodiversity net gain
and enhancing landscape character, which can have indirect benefits for visual quality and
amenity.

49 Reading Borough Council (2025) Local Plan Partial Update Submission Draft May 2025 [online] available at:
https://www.reading.gov.uk/planning-and-building-control/planning-policy/local-plan/local-plan-examination/

50 UK Government Planning (Listed Buildings and Conservation Areas) Act 1990 [online] available at:
https://www.legislation.gov.uk/ukpga/1990/9/contents

51 UK Government (2021), Environment Act 2021 [online] available at:
https://www.legislation.gov.uk/ukpga/2021/30/contents
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13.3 Assessment Methodology

Townscape and Visual Methodology

13.3.1 The Townscape and Visual methodology has primarily been drawn from best practice guidance
and the Guidelines for Landscape and Visual Impact Assessment, Third Edition (2013)52. The
aim of these guidelines is to set high standards for the scope and content of landscape
(townscape) and visual impact assessments and to establish certain principles that will help to
achieve consistency, credibility, transparency and effectiveness throughout the assessment.

13.3.2 The assessment of townscape and visual effects, in common with the assessment of many
environmental effects, includes a combination of objective and subjective judgements, and it is
therefore important that a structured and consistent approach is adopted to ensure that the
assessment undertaken is as objective as possible.

13.3.3 A townscape assessment is the systematic description and analysis of the features within the
townscape, such as landform; vegetation cover; settlement pattern; building forms; transport
patterns; and land use; which create a particular sense of place. A visual assessment considers
visual receptors, which are the viewers of and within the townscape, and includes locations such
as residential and business properties; public buildings; transport routes; Public Rights of Way
(PRoW) and public open space.

13.3.4 The significance of effect thresholds for townscape and visual effects is determined by
considering the sensitivity of the receptor concerned alongside the magnitude of effect that will
be experienced. The townscape and visual methodology is set out in full in Appendix M.1.

13.3.5 The following standards and guidance documents have been used in the assessment of
townscape and visual effects:

= Guidelines for Landscape and Visual Impact Assessment, Third Edition (GLVIA3)
(Landscape Institute and IEMA, 2013);

®  GVLIA3 Statement of Clarification 1/13 (Landscape Institute, 2013);
= An Approach to Landscape Character Assessment (Natural England, 2014);

= Landscape Institute Technical Guidance Note 06/19: Visual Representation of Development
Proposals (Landscape Institute, 2019);

= Technical Information Note on Townscape TIN 05-2017 Updated April 2018 (Landscape
Institute, 2017);

= Technical Information Note 08/2015 ‘Landscape Character Assessment’ (Landscape
Institute, 2015);

= Technical Guidance Note ‘Assessing Landscape Value Outside National Designations’
02/21 (Landscape Institute, 2021); and

= Technical Guidance Note ‘Notes and Clarifications on aspects of the 3rd Edition Guidelines
on Landscape and Visual Impact Assessment’ 01/24 (Landscape Institute, 2024).

Limitations and Assumptions

13.3.6 Limitations to the assessment include:

52 Landscape Institute / IEMA (2013) Guidelines for Landscape and Visual Impact Assessment
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13.3.7

13.3.8

13.3.9

m  The baseline assessment has been based on information available at the time of
undertaking the assessment;

= During visits to the Site and surrounding area, weather conditions, the time of day and
seasonal factors have influenced the visual assessment and photographic record of the
environment; and

= Access to private properties has not been obtained.
The following assumptions have been made in the assessment:

= During the construction phase, tall plant and machinery will be in place for the minimum
practicable period of time;

®  The landscape proposals will be implemented in accordance with best practice guidance
and benefit from the appropriate long-term maintenance; and

= With respect to judgements on townscape and visual susceptibility, the nature/form of the
type of development proposed should be read as urban centre mixed-use development
comprising built form up to a maximum height of 73.5m AOD.

Study Area

The study area for the assessment of townscape and visual effects equates to the extent as
shown in Figure 13.1 and is based on professional judgements and field surveys. A Zone of
Theoretical Visibility (ZTV) projection was prepared — based on a maximum height of 73.5m
bove existing ground level — which covered an extended area of 2km from the Site boundary to
ensure potential high sensitivity visual receptors were not inadvertently omitted.

Initial consultation on the scope of assessment, including the proposed visual receptors, was
undertaken with Reading Borough Council in February 2022. The scope of assessment was
later formalised through the Scoping Opinion that was issued by Reading Borough Council in

April 2023, and further informed by the Urban Design Review prepared by Doyle Design LLP
on behalf of Reading Borough Council in December 2023.

Baseline Conditions

Site Context

Location and Land Use

13.3.10 Asiillustrated on Figure 13.2: Site Context Plan, the Site is located within the existing urban area

of Reading, which is heavily shaped by the Thames and Kennet rivers respectively. The Great
Western Mainline railway extends east-west across the townscape to the immediate north of
the Site, beyond which lies low-rise built form along Napier Road and subsequently King'’s
Meadow. Reading train station lies approximately 400m to the west of the Site within the centre
of Reading, which includes a mix of uses including commercial, retail and residential of varying
scale (as depicted in Figure 13.3). To the south of the Site lie Reading Prison and Reading
Abbey Ruins, St. James Roman Catholic Church, and Huntley Wharf leading to Blake’s Wharf,
which lies adjacent to the River Kennet.

13.3.11 Forbury Gardens public park is located to the south-west of the Site, on the opposite side of

Forbury Road. This is an historic town park comprising amenity open space, with planting and
trees. There is tree cover at the edge of the Reading Abbey ruins, along parts of the River
Kennet, along the mainline railway, in churchyards and cemeteries, and within the larger open
space area of Kings Meadow and around the River Thames corridor. Additionally, there are
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smaller trees, and formal, low-level shrubs associated with existing residential, commercial and
retail development.

13.3.12 There are no Public Rights of Way (PRoW), Long Distance Routes / Paths or National Cycle
Network (NCN) routes within the Site. The Thames Path Long Distance Route and NCN 5 follow
the bank of the River Thames, to the north of the Kings Meadow open space. There is a PRoW
that runs alongside the River Kennet, from the south of the ruins of Reading Abbey, along
Chestnut Walk and Blake’s Wharf. Further PRoW and NCNs extend through the wider urban
area of Reading.

Topography and Hydrology

13.3.13 The topography of the surrounding area is illustrated on Figure 13.4: Topography Plan. Reading
is located within the valley floor of where the River Kennet converges with the River Thames,
with the Site situated at approximately 38m Above Ordnance Datum (AOD) between these two
watercourses. Consequently, for the most part the experience within Reading feels very flat with
only minor topographical changes. Caversham Lock lies approximately 250m north of the Site
on the River Thames. North of the River Thames the landform consistently rises towards the
suburb of Caversham to a height of approximately 100m AOD, while to south and south-west
of the River Kennet the landform rises more gently towards the University of Reading campus
to a height of around 65m AOD. Prospect Park, which lies to the west of Reading town centre,
also gently rises in height to approximately 80m AOD, forming a band of higher ground between
the two rivers in the direction of Tilehurst.

Historical Development

13.3.14 The historical development of an area is evident in both the townscape interventions that have
occurred over time and in its built fabric, with the buildings across the area hailing from a
multitude of periods that collective give rise to a sense of time depth and influence the character
of an area. Refer to Chapter 10: Heritage for detail on the historical development of the
townscape.

13.3.15 As llustrated in Figure 13.5, the Site does not lie within a conservation area, and it is not
identified on the Register of Parks and Gardens of Special Historic Interest (RPG), nor are there
any listed buildings or scheduled monuments within the Site. The following conservation areas
are located within 1km of the Site:

= Eldon Square conservation area (located approximately 400m to the south);
= Market Place / London Street conservation area (located approximately 250m to the west);
= Alexandra Road conservation area (located approximately 800m to the south-east); and

= St. Mary’s Butts / Castle Street conservation area (located approximately 600 to the south-
west).

13.3.16 The Forbury Garden (Grade Il) RPG is located approximately 40m to the south-west of the Site
and is enclosed for the most part by a brick and flint wall. The setting is noted in the listing as
being urban, with intervisibility with the adjacent St James’ Church and rebuilt Abbey gateway.
A substantial mound, thought to be a reworked Civil War earthwork, is at the northern boundary.

13.3.17 Two scheduled monuments lie within 500m of the Site. The largest, and which comprises four
separate parts, is Reading Abbey: A Cluniac and Benedictine monastery and Civil War
earthwork; the closest point of this scheduled monument being less than 25m to the south of
the southwestern corner of the Site. The ruined abbey buildings have survived well and are
almost at their original heights.
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13.3.18 The second scheduled monument is High Bridge, designed in 1788 and which marks the
location of an older bridge crossing over the River Kennet.

13.3.19 There are several listed buildings located within 500m of the Site, including those located in the
Market Place / London Street conservation area and around Reading Abbey scheduled
monument and in Forbury Gardens). As set out previously none of the listed buildings are
located within or on the Site boundary.

Other Designations

13.3.20 There are no other designated landscapes or assets within the vicinity of the Site.
Character
National Character

13.3.21 As part of Natural England’s responsibilities in delivering the Natural Environment White Paper,
Biodiversity 202052 and the European Landscape Convention®4, Natural England has developed
a series of National Character Area (NCA) Profiles.

13.3.22 These NCA Profiles provide a broad range of information including an outline of the key
characteristics of a given area; a description of the ecosystem services provided and how they
relate to people, wildlife and the economy; and they identify an array of opportunities for positive
environmental change.

13.3.23 Asiillustrated in Figure 13.7, the Site lies in the western part of NCA Profile 115: Thames Valley,
which is a mainly low-lying area that extends through a diverse landscape or urban and
suburban settlement, fragmented agricultural land, commons and woodland, and reservoirs,
which are unified by the consistent presence of the River Thames. The key characteristics of
this NCA Profile are outlined as follows:

= “Flat and low-lying land, rising to low, river-terraced hills, which include the prominent local
outcrop of chalk on which Windsor Castle sits;

= The underlying geology is dominated by the London Clay which, over much of the area, is
overlain by river-lain sands and gravels;

= The numerous hydrological features provide unity to an area which otherwise lacks
homogeny; these features include the River Thames and its tributaries, streams, lakes,
canals and open waterbodies (the result of restored gravel workings);

= Woodlands characterise the north-western area, with the wooded character extending up
to the southern edge of the Chiltern Hills;

= Farming is limited. Where it survives, grazed pasture is the major land use within a generally
open, flat and featureless landscape. The field pattern is medium-scale and irregular, with
smaller fields to the west. Localised areas of species-rich hay meadows provide a splash of
colour in summer;

53 DEFRA Biodiversity 2020: A Strategy for England’s Wildlife and Ecosystem Services [online] available at:
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/file/69446/pb1358
3-biodiversity-strateqy-2020-111111.pdf

54 Natural England (2010) European Landscape Convention: Guidelines for Managing Landscapes [online]
available at: https://www.gov.uk/government/publications/european-landscape-convention-quidelines-for-
managing-landscapes
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Although densely populated and developed, pockets of woodland, open grassland,
parkland, wetlands and intimate meadows provide escape and tranquillity, and include a
variety of habitats supporting important populations of many species, notably stag beetle,
shoveler, gadwall and other invertebrates and wildfowl;

Towards London in the east, the natural character of the area is overtaken by urban
influences: a dense network of roads (including the M25 corridor), Heathrow Airport, railway
lines, golf courses, pylon lines, reservoirs, extensive mineral extraction and numerous
flooded gravel pits.

There are small but biologically important areas of lowland heathland — especially on higher
sandy ground in the north — and a small area to the south falls within the Thames Basin
Heaths Special Protection Area (SPA) buffer zone;

To the south, the open Thames flood plain dominates, with its associated flat grazing land,
becoming characterised by a number of formal historic landscapes on higher ground.
Between Hampton and Kew, the River Thames forms the focus of a series of designed
landscapes;

The area has an urban character, and there are very few villages of more traditional
character, although almost half of the area is greenbelt land and development has been
restricted in areas like Crown Estate land and Eton College grounds;

The river is closely associated with numerous historic places and cultural events, such as
the signing of Magna Carta at Runnymede. Tourists from all over the world are drawn to the
rich heritage of the area, flocking to attractions like Hampton Court Palace and Windsor
Castle; and

The area is important for recreation, both for residents and visitors. Historic parkland and
commons provide access to green space, the Thames Path National Trail runs the length
of the NCA, and a variety of activities are enjoyed on the river and other waterbodies.”

National Guidelines

13.3.24 The following Statements of Environmental Opportunity (SEO) are outlined for NCA Profile 115:

“SEO 1: Plan for the enhancement of the area’s rivers, and the expansion of their
operational flood plains and associated wetland habitats, aiding the regulation of water flow,
improving water quality, benefiting biodiversity, and reinforcing cultural heritage and
landscape;

SEO 2: Plan for the landscape-scale enhancement of the area’s extensive gravel workings
and other open waterbodies (including reservoirs) forming part of the South-West London
Waterbodies Special Protection Area, for their contribution to water supply and storage, for
their important habitats and recreation facilities, and for their geological interest;

SEO 3: Maintain existing greenspace and plan for the creation of green infrastructure
associated with the significant projected growth of urban areas, to reduce the impact of
development, to help reduce flooding issues, and to strengthen access and recreation
opportunities. Seek links from urban areas to wider recreation assets such as the Thames
Path National Trail, National Cycle Routes, and the river and canal network, and promote
the incorporation of best practice environmental measures into any new development;

SEO 4: Protect and manage the area’s historic parklands, wood pastures, ancient
woodland, commons, orchards and distinctive ancient pollards, and restore and increase
woodland for carbon sequestration, noise and pollution reduction, woodfuel and protection
from soil erosion, while also enhancing biodiversity, sense of place and history. Teddington
Weir;
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SEO 5: Develop the recreational, educational and commercial tourism opportunities offered
by public access to — and engagement with — the historic buildings and landscapes in the
area, such as Hampton Court Palace, Windsor Castle and the Royal Botanic Gardens at
Kew, for their contribution to a sense of place and to people’s enjoyment and understanding
of the area.”

13.3.25 In addition, the following landscape opportunities of relevance to the Site and type of
development proposed are also set out:

“...Creation of multi-functional natural greenspace surrounding new development (including
allotments and broadleaved woodland), linking into the heart of urban areas as part of
comprehensive green infrastructure planning including the creation of attractive new
wetlands that form part of Sustainable urban drainage systems, particularly within and
surrounding Reading. Ensure that this development does not intrude into the wider
landscape, particularly the historic, inspirational views, or damage heritage assets...; and

Spatial planning and design for urban development and infrastructure should aim to reduce
surface water runoff; promote incorporation of water conservation measures; protect and
restore habitats; improve the quality of rivers and groundwater and so protect drinking water
supplies.”

Local Character

13.3.26 At a local level, the Reading Borough Council Tall Building Strategy, including Tall Building
Strategy 2018 Update Note (EV031), includes a townscape character assessment for Reading,
which considers the suitability of those townscape character areas for Tall Buildings. A Tall
Building in Reading is defined as 10 storeys of commercial floorspace or 12 storeys of residential
use buildings, this definition recognising the context of existing building heights. The Tall
Building Study identified 26 Townscape Character Areas (TCAs) and their capacity to
accommodate Tall Buildings.

13.3.27 The Site is located within TCA10: Forbury Retail Park, as shown in Figure 13.8, the published
key characteristics of which are outlined as follows:

“Land Use: Land use includes recent large scale office developments, retail warehouses,
car parks and commercial/office developments;

Historical significance: Railway town and growth of manufacturing and commerce post
1840;

Architectural style: Buildings are predominantly late 20th century, corrugated iron and
plastic clad retail units;

Urban grain and townscape scale: The block size is large and there are numerous large
warehouse buildings. This creates a large scale townscape;

Townscape condition: All of the buildings are intact and occupied, but the scattered building,
separated by expansive parking areas creates an indifferent townscape condition;

Key views within the character area: From Kenavon Drive to the red brick wall and facade
of Reading Prison;

Key views into the character area: From the elevated position of Caversham Park, Balmore

Park and Horse Close, built form within the character area contributes to the view of central
Reading;
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= Landmark structures and existing tall buildings: Although a number of tall warehouses are
present within the character area, their frequency results in none of them being particularly
discernible as a landmark structure;

= Tall buildings planning applications; n/a; and

= Townscape sensitivity to the inclusion of tall buildings: Medium: The area is characterised
by large blocky structures. Therefore a tall building would not appear uncharacteristic in
terms of urban grain and townscape scale. There are few key views which characterise the
area and therefore tall buildings would not jeopardise the visual experiences of the area.
However, there are no buildings over 10 storeys within the area. A significantly taller
building would become visually prominent, although assuming careful consideration is given
to the design and placing, the building could provide focus to the area.”

Local Guidelines

13.3.28 The Reading City Centre Framework, published in 2008, provides an urban design strategy for
central Reading and was produced to inform the Reading Central Area Action Plan. Within this
document the Site is identified within the ‘East Side Major Opportunity Area’, which includes the
following vision for the area:

“The East Side area is set to become Reading’s most desirable residential quarter. Benefiting
from being a natural enclave - but with excellent access to both main rivers and potentially
significantly improved links to the city centre - this place has the potential to become a vibrant
city quarter - accommodating a wide range of homes and local services to support the growth
of a sustainable community.”

13.3.29 Under the heading of Density and Mix the document notes:
“The main use for the East Side area will be residential, with associated community facilities.
These community facilities will support the residential uses and should be located in one area
within the site that is easily accessible to all. This will create a new central community for
Reading.

This area can support a higher density mix of uses and there is scope along the western edge
and alongside the IDR to provide commercial offices.”

13.3.30 Under the heading of Scale: Height and Massing the document notes:

“One or two landmark buildings situated at street corners or other gateway sites are appropriate,
of a smaller scale than the tallest buildings around the station.

Tall buildings should become a landmark feature of long distance views. They should therefore
be of a slim and elegant point tower form that avoids dominant massing when viewed from a
distance.
Tall buildings should be of an appropriate design that acknowledges the existing narrow land
shape. Building setbacks along Kings Road should be avoided in order to align strategic views
into and out of the centre and to frame the edge of the commercial business area...”

13.3.31 At a broader scale, the following design guidelines for the central area are also provided:

= “enhanced quality and accessibility of existing and potential public open spaces in Reading;
including those associated with the waterspace of the River Thames and Kennet;

= respecting and reinforcing local distinctiveness by identifying and valuing the diversity of the
built and natural environments in Reading;
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= improvements to the quality of public streets and open spaces through better design and
maintenance;

®  encouraging best practice in design and construction of all new development to limit the use
of resources and to promote the use of renewable energy alternatives;

= ensuring that new development is sustainable, well-designed and incorporates measures
that make a positive contribution to the local environment, such as sustainable drainage
systems, good quality landscape and public spaces; and

®m  protect, manage and enhance existing natural habitats and encourage the creation of new
environments that support bio-diversity.”

Character of the Site and Immediate Townscape Setting

13.3.32 The majority of the Site comprises large-scale but low-rise warehouse style retail buildings and
hardstanding areas for footways and car parking. The fast-food chain KFC sits adjacent to the
southern boundary; this being large scale but at a lower height than the retail buildings. On the
Site there is a surface car park with 290 spaces; there is signage, and bollards align the frontage
of the stores. An aerial photograph of the Site is provided in Figure 13.6.

13.3.33 Around the Site entrance and car park there are some landscaped areas including semi-mature
trees and mown grassland. Trees and scrub line the northern boundary of the Site adjacent to
the railway line. The character is of an established, but outdated and run-down, urban, retail
park of large block and large mass structures, with ground surface dominated by hard materials.

13.3.34 The block size of the built form is largely formed by several large commercial unit buildings,
creating a large-scale to this part of the townscape, with coarse grain and large massing. The
built comprises large-scale muted grey tones buildings, with blue grey flat roofscape, colour and
branded retail sighage, bollards and expansive tarmacked parking areas with cars in front of the
stores, which in combination creates an indifferent townscape condition. The appearance is
dated and is of a monolithic retail land use in the urban environment, with little green
infrastructure. No scenic quality.

13.3.35 There is some legibility provided through the retail / commercial signage and the position of KFC
adjacent to the roundabout. The retail park is accessible via car parking areas and footways.
However, the Site currently contributes little to the overall legibility of the surrounding
townscape.

13.3.36 The retail park is privately owned and there is no public realm, although access is provided to
the public through the Site’s retail use and footways adjacent to roads and hard surfaced parking
spaces. Around the Site entrances/exits and at the edge of the car park adjacent to Forbury
Road, the roundabout and Kenavon Drive, there are linear landscaped areas, which include
young and semi-mature trees, low growing and trimmed shrubs, and small areas of mown grass.
Trees and shrubs align the northern boundary of the Site, screening part of the metal security
palisade fencing, adjacent to the railway line.

Visual Appraisal

13.3.37 A visual appraisal was undertaken from the surrounding townscape context in order to
determine the nature and extent of views towards the Site and to identify those areas that
currently obtain views of the Site or indeed where visibility of the Proposed Development is
likely. In addition, the visual appraisal sought to help understand the character and appearance
of the wider surroundings within which the Site lies and the existing visual amenity experience.

13.3.38 A series of photographs were taken in June 2025 during good weather and clear atmospheric

conditions. Given the time of year, the deciduous vegetation benefitted from leaf cover. In this
regard, the photography and resulting visual record comprises summer conditions, i.e. exhibiting
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a reduced potential extent of visibility. For completeness, and in order to provide a depiction of
the worst-case scenario, slightly older photographs dating from 2023 are provided in Appendix
M.2 to demonstrate the winter conditions.

13.3.39 Photographs were taken from areas to which the public readily gain access i.e. along roads and
pavements and within areas of publicly accessible open space, as well as from within the interior
of the Site itself.

13.3.40 As previously set out, representative views towards the Site from the surrounding context are
depicted in Appendix M.2 in Viewpoints 1 - 21, the locations of which are shown in Figure 13.9:
Viewpoint Location Plan. Figure 13.1 also includes a Zone of Theoretical Visibility (ZTV), which
is a computer-generated model that depicts the maximum extent of visibility of the Proposed
Development. The ZTV is based on a Digital Terrain Model (DTM) that incorporates both
landform and screening features (comprising principal blocks of vegetation and built form). The
DTM does not incorporate hedgerows, field trees or garden vegetation, nor does it include
smaller-scale built paraphernalia, which collectively will further reduce the likely extent of the
visual envelope of the Proposed Development.

13.3.41 A description of the value and sensitivity for each representative view considered in the
assessment is provided in Appendix M.6, with the selection of representative views aided
through consultation with Reading Borough Council and with reference to pertinent published
documents. To complement the baseline photography, an additional selection of photographs
that depict the existing nature of transient views obtained in the vicinity of the Site is provided
in Appendix M.3, the locations of which are shown on Figure 13.10. Foot, rail and car journeys
were taken along transient routes as pertinent in order to understand how the mode of travel
altered the nature of the views and the perception/appreciation of visual amenity.

Design / Strategy
Design Evolution

13.3.42 The design of the Proposed Development has evolved as part of an iterative process and has
been informed by the findings of the townscape and visual amenity conditions. Consideration of
the above baseline conditions has informed the proposed layout within the Site, the scale and
massing of introduced built elements, and appropriate ground levels across the Site. The
opportunities and constraints for development from a townscape and visual perspective have
been identified:

®m  The Site is not covered by any restrictive national or local designations and is located within
an area suitable for development as it forms part of the East Side Major Opportunity Area,
which advocates for regeneration with higher density uses;

=  There is a precedent for taller built form in the vicinity of the Site, with a tall building defined
under policy CR10 as 10 storeys or commercial floorspace or 12 storeys of residential usage
(equating to 36m in height);

=  The Site lies within the setting of the Forbury Garden RPG and Reading Abbey, and in
proximity to Kings Meadow, necessitating a sympathetic design response to this context;

= Proposed Development of the Site offers the potential to respond positively to national and
local policy by contributing positively to the built environment by improving the places in
which people live through the effective re-use of land that has previously been developed;

®=  The Site consists of brownfield land, lacking in vegetation, with the existing built form being
utilitarian in appearance. The Site’s character and setting is also in part influenced by the
recently completed and emerging taller built forms in the immediate context. This offers
opportunities to realise proposals for built form and public realm, with integrated urban
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greening and biodiversity improvements and to create a complimentary massing
configuration in both short and long-distance views; and

Proposed Development of the Site must be sympathetic to the key views identified
throughout the surrounding townscape, particularly those highly sensitive views identified
within the Reading Borough Council Tall Building Strategy.

Optimisation Strategy

13.3.43 The townscape and visual optimisation-by-design rationale takes into account the identified
existing townscape character context in the vicinity of the Site, the findings of the visual
appraisal, and the planning policy context. Set out below are a series of townscape and visual
objectives that have guided the iterative process, each of which are supported by a set of design
projects that the Proposed Development should seek to achieve.

Integrate with the immediate townscape

The Proposed Development should build on and respect the existing grid layout structure
of the central area of Reading, providing a mix of uses and a higher density, while ensuring
that any taller built form does not jeopardise the overarching visual experience of the area
and that the Proposed Development does not appear visually prominent in longer-range
views.

Ensure that any introduced built form and its massing is cognisant of existing building lines
and the alignment of any strategic views so as to not jar with the existing built fabric. Where
the Proposed Development is visible, its form and appearance will contribute positively to
legibility and wayfinding.

Enhance the Public Realm

The Proposed Development should create an inviting and accessible space for the local
community, which incorporates landscaped areas, circulation (including enhanced
pedestrian and cycling permeability), and habitat enhancement.

The Proposed Development should deliver substantial urban greening, resulting in a net
gain in biodiversity on the Site through multi-functional natural greenspace (including SuDS)
that links into the heart of the urban area, while simultaneously providing visual interest.

Protect the heritage assets

Any introduced built form must not result in substantial harm to the setting of the nearby
heritage assets, with the massing arrangement, materiality and detailing responding to the
nearby assets so that the overall form and visual bulk is minimised, while reflecting the local
vernacular and positive contributors in the townscape.

Primary Mitigation

13.3.44 Key mitigation measures that have been embedded within the design of the Proposed
Development as part of an iterative process and are included within the parameters submitted
as part of the planning application are:

Restricting the maximum height of introduced built form within the Site to 73.5m AOD to
reduce the potential for visual impacts over a wide area, while providing variation in the
overall height east-west to create visual interest in the skyline and reduce a sense of
overbearingness through uniformity;
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= Provision of substantial separation between the development blocks to both minimise visual
bulk and mass, in conjunction with facilitating greater light penetration within the internal
streetscape to create a more inviting environment;

= Incorporation of step backs along the southern frontage into the top floors of buildings to
minimise the perception of bulk and mass from within the streetscape of Forbury Road,
Kenavon Drive and nearby heritage assets;

= Limiting the spatial footprint/GEA of the introduced built form to less than 83,141 sgm to
minimise both the physical and perceived sense of bulk and mass within the Site; and

= Incorporation of a new movement corridor through the Site to provide connectivity between
the train station and Kenavon Drive away from the main thoroughfare of Forbury Road,
alongside facilitating north-south and east-west connectivity to draw visitors into the Site
while addressing level changes.

13.3.45 The design strategy assumes that the Proposed Development is brought forward on the basis

13.4

134.1

13.4.2

13.4.3

13.4.4

of the principles as set out above. Any planting proposals and their ongoing maintenance,
management and future growth, is considered as further mitigation measures and form the basis
of the assessment of residual townscape and visual effects of the Proposed Development during
the Operational Phase at Year 15. The lllustrative Masterplan demonstrates a way in which
these principles can be delivered and managed.

Likely Significant Effects

In this section an assessment of townscape and visual effects of the Proposed Development
has been undertaken during the construction phase, at Year 1 of operation (based on the
Parameters Plan and Parameter Description) and at Year 15 of operation (based on the
lllustrative Masterplan submitted with the planning application and as shown in the Design and
Access Statement), taking into account the ongoing establishment of planting proposals as per
the methodology approach set out in Appendix M.1.

Significant effects only are reported in this section, while Appendix M.5 and Appendix M.6
outline other non-significant effects.

Construction Phase

The principal activities that will affect townscape character and views and visual amenity during
the construction phase include:

= The demolition of the existing buildings within the Site, including the Forbury Park retail units
and the KFC restaurant;

= The introduction of new temporary elements, including material stockpiles, welfare facilities,
plant and machinery (including ground remodelling, drilling/pilling equipment for excavation
and foundation activities, and tall cranes), and lighting;

= The movement of plant and machinery within the Site and the surrounding townscape,
including crane activities; and

= The building and emergence of new built forms, consisting of three principal development
zones of up to 73.5m AOD finished height.

Townscape Effects

The construction phase will undoubtedly result in alterations to the townscape, some of which
will be temporary (i.e. the introduction of plant and machinery and associated activities), while
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some will be longer term and also be apparent during the operational phase (i.e. the emergence
of built form).

Direct and medium-term temporary townscape effects during construction will arise for TCA10
and the character of the Site, which are adverse and of a Moderate Adverse level
(Significant). These arise from the clearance of the existing Site and the associated
infrastructure, engineering and building works to create the Proposed Development, which
would completely change the Site’s character and townscape features. Additionally, indirect,
medium-term and temporary adverse townscape effects of a Moderate Adverse (Significant)
level of effect were assessed for TCA8 and TCA23, due to the combination of the receptors’
high sensitivities and the presence of the temporary demolition and / or construction works in
the setting of the TCAs. Appendix M.5 outlines the townscape effects that will occur in greater
detail, in relation to both the significant and non-significant effects.

Visual Effects

Sensitive visual receptors nearest to the Site are generally more likely to experience the most
apparent changes to their visual amenity. Appendix M.6 outlines the visual effects that will occur
with respect to the identified representative viewpoint locations. The locations of these
representative viewpoints are shown on Figure 13.9: Viewpoint Location Plan of Appendix M.7.

Of the 21 viewpoint locations considered, receptors at eight of these locations are considered
likely to experience significant effects during the construction phase. Major Adverse
(Significant) effects will be experienced by people using the Kings Meadow Open Space, the
adjoining section of the Thames Path National Trail, visitors to the St James Roman Catholic
Church, and pedestrians in the vicinity of both Huntley Wharf and Kenavon Drive. Moderate
Adverse (Significant) effects will be experienced by people travelling along Forbury Road, and
visitors to both Forbury Gardens and the Reading Abbey Ruins. Elsewhere effects are likely to
range between Minor Adverse and Neutral, with the construction activities either wholly
screened from view or not appearing as overtly detracting features.

Operational Phase — Year 1
The description of the Proposed Development is provided in Chapter 3 (Site Development &
Description) of the ES. The principal elements that will have an effect upon townscape and

visual amenity during the Operational Phase — Year 1 include:

= The introduction of up to 700 new homes within the Site, with Use Class E units in zones 1
and 3 of the Proposed Development, in buildings up to a maximum height of 73.5m AQOD;

®=  The provision of areas of car parking and service areas, refuse, cycle storage, lighting and
plant within the Proposed Development Zones; and

= The introduction of new areas of landscaping incorporating new areas of public realm, and
pedestrian and cycle circulation).

The verifiable wireline views in Appendix M.4 demonstrate the maximum parameters of the
Proposed Development, i.e. the zones as depicted in the views represent the maximum
envelope within which the built form could be introduced.

Townscape Effects

13.4.10 Upon completion the effects of the Proposed Development are considered to be permanent.

The only significant effect on townscape character relates to character of the Site and its
immediate surroundings, where a Moderate Beneficial (Significant)effect will occur. The new
buildings varying in height across the Site, with associated infrastructure and green
infrastructure, will enable enhanced pedestrian and cycle circulation. Collectively this will create
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a finer townscape grain than at the baseline, but one which has a degree of fit with recent
regeneration development in adjacent areas. There will be an improvement to the condition of
the townscape character of the Site and is immediate setting, through the provision of high-
quality new buildings with new public realm, new tree planting and green infrastructure, in place
of the existing extensive car parking areas - creating an inviting and coherent area that uplifts
the design quality and image of Reading.

13.4.11 Appendix M.5 outlines other non-significant effects on townscape character.

Visual Effects

13.4.12 Few significant effects will be experienced during Year 1 as the Proposed Development will be

screened from view by a combination of vegetation, landform and built form. The visual
envelope is largely limited in its extent across the townscape, confined to the immediate
environment, along the railway corridor to the east, and across the wetland landscape to the
north-east.

13.4.13 Of the 21 viewpoint locations considered, receptors at four of these locations are considered

likely to experience significant effects during the operational phase at Year 1, three of which are
Moderate Adverse (Significant) (for those at Forbury Gardens, Kings Meadow Open Space,
and the St. James Roman Catholic Church) and one Moderate Beneficial (Significant) (people
travelling along the southern section of Forbury Road).

13.4.14 Appendix M.6 outlines other non-significant effects on visual amenity.

Operational Phase — Year 15

13.4.15 The Proposed Development at Year 15 of the operation is considered within the Residual

13.5

1351

Effects section of this chapter in order to take into account the mitigation and detailed design
that can be delivered through the implementation of the Proposed Development in line with the
lllustrative Masterplan, Design Code and the ongoing establishment and maturation of planting
proposals.

Mitigation Measures

Construction Phase

Mitigation measures to further reduce the temporary effects of construction are proposed as
follows:

= The preparation of a Construction Environmental Management Plan (CEMP), including for
agreeing appropriate working hours with the relevant authority to ensure that the adverse
effects of construction activities are not experienced at times when receptors could
reasonably expect a cessation of works, e.g. during evenings, weekends and bank holidays;

= The use of solid hoardings enclosing the Site where construction activities are likely to be
perceived by visual receptors in order to screen construction activities at ground level,

= Controlling the lighting of construction compounds and machinery to minimise upward and
outward light pollution through lantern design, direction and baffling, and ensuring that the
minimum area only is lit, for the minimum period of time while satisfying other health and
safety requirements;

®  Restricting the movement of stockpiles to minimise vehicle tracking across the Site and
perception of instability in the landscape;
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®=  [ocating compounds and stockpiles in the least visible locations with the Site, including for
rendering of facades to aid in integrating their form within views; and

= Protecting all retained vegetation during construction by fencing, installed before the
commencement of construction activity of any phase of the Proposed Development and in
compliance with BS5837:2020 ‘Trees in relation to design, demolition and construction —
Recommendations’s®.

Operational Phase — Year 1 and Year 15

The illustrative proposals for the Proposed Development are set out in the Design and Access
Statement and indicate the potential detailed design of the Proposed Development, including
the layout set out in the illustrative masterplan and the landscape proposals.

The potential scale, massing and articulation of built form that could come forward during
detailed design as part of any Reserved Matters application(s), will be in accordance with the
Design Code submitted with the application and secured to the planning consent via a planning
condition.

It is anticipated that any landscape planting will be planted early in the construction phase,
where practicable, so as to benefit from additional time to establish, as well as ensuring its long-
term maintenance with an effective management regime. As the planting proposals establish
they will help further integrate/assimilate the built forms into the townscape, softening their
appearance and providing visual interest, enhancing the public realm experience for those
passing through this part of Reading.

For the avoidance of doubt, the Year 15 assessment is based on the premise that a high quality
landscape scheme is delivered that provides variety across different parts of the Site, including
for plants of different height, form, colour and texture, with a focus on creating an inviting public
realm. In addition, it is anticipated that high quality materials will be applied in the facade of the
built form as per the submitted Design Code, which is maintained appropriately over the
intervening period.

Residual Effects

The assessment of residual effects refers to the likely effects of the Proposed Development that
will remain once the secondary mitigation measures as set out above are applied. The
assessment of residual effects for the Operational Phase — Year 15 takes into account the
detailed design that can be delivered through the implementation of the Proposed Development
in line with the lllustrative Masterplan, Design Code and the ongoing establishment and
maturation of planting proposals. Appendix M.5 and Appendix M.6 set out in full the residual
effects that will arise for the receptors identified.

Construction Phase
Townscape Effects

During the construction phase the protection of existing vegetation surrounding the Site in
accordance with BS5837:2012, in combination with the control of the movement of material,
lighting restrictions, the siting of construction compounds and the use of low level hoardings will
reduce the potential for adverse effects on townscape features and townscape character and
reduce the sense of fragmentation in the townscape, whilst advanced planting will serve to
provide enclosure of construction plant and machinery.

%5 The British Standards Institution (2012) Trees in Relation to Design, Demolition and Construction —
Recommendations
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However, construction activities will remain apparent within the Site and whilst the impact upon
individual components of the townscape will diminish, the overall effect on townscape features
and character will not appreciably reduce during construction. In this regard the significance of
effects will remain as previously outlined.

Visual Effects

Secondary mitigation measures introduced during the construction phase to reduce the
potential for adverse visual effects include early implementation of planting to provide immediate
screening, although premature, allowing time for establishment, the erection of low-level
hoardings, limiting the use of cranes to the shortest practicable duration, careful siting and
movement of stockpiles within the Site, limiting of working hours, and controls on lighting lantern
design and duration. The effects experienced will be temporary and reversible in nature, lasting
only for the duration of the construction activities.

Whilst the mitigation measures proposed serve to diminish the residual effects experienced, the
overall significance of effect on visual amenity will not appreciably reduce during the
construction phase for the receptors identified. In this regard the significance of effects will
remain as previously outlined.

Operational Phase — Year 1

In most cases adverse significant effects will reduce over time as the embedded planting
establishes itself and reaches its designed intention through on-going management. In this
regard, the assessment of the residual effects of the Proposed Development is considered for
Year 15 of the Operational Phase, which also allows for the application of high-quality materiality
in the facades of the built as prescribed in the Design Code.

Operational Phase — Year 15
Townscape Effects

At Year 15 a Moderate Beneficial (Significant) effect will remain for the townscape character
of the Site and the immediate surroundings. The establishment and maturation of the planting
proposals will assist in enlivening the public realm, which alongside the incorporation of high
quality materials in the facades of the buildings, will bring about an enhancement to the
townscape that creates an inviting and coherent area that uplifts the design quality and image
of Reading.

Visual Effects

At Year 15, of the 21 viewpoint locations considered, receptors at four of those locations are
likely to experience significant effects as per the Year 1 scenario, although at Year 15 only two
receptors will experience adverse effects. The difference from Year 1 relates to people at the
St. James Roman Catholic Church, whereby enhancements to the public realm will be more
readily appreciated and assist in softening and integrating the bult form into the townscape. In
addition, appreciation of the materiality and elevation strategy of the Proposed Development in
accordance with the Design Code will result in the introduction of a series of buildings that
complement and enhance the streetscape environment, resulting in a cohesive and attractive
composition. In this regard, a Moderate Beneficial (Significant) effect will arise for people at
this location.

Cumulative Effects
Cumulative effects can relate to the loss and/or addition of features as a result of developments

that alter the physical fabric and character of a townscape, or they may relate to a change in
the composition of views and the visual amenity experienced. With regards to cumulative visual
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effects, the Proposed Development need not necessarily be visible at the same time as a
cumulative development in order to bring about an effect e.g. in-succession and/or sequential
effects.

For the purposes of this assessment, it is assumed that when the cumulative developments are
brought forward, their construction and operational phases will coincide with those of the
Proposed Development.

The assessment has considered the combined effects of the Proposed Development with the
other relevant cumulative developments in the vicinity of the Site (as identified in Appendix A.7
Committed Development Plan). However, given the scale and distribution of the identified
cumulative developments (typically within the centre of Reading, frequently focussed around
either the Railway Station or the Broad Street Mall), and the prevailing urban context to the Site
and in particular the townscape to the west, the likelihood for significant cumulative effects to
arise is considered to be minimal. This is because the Proposed Development and committed
developments are within the existing urban area; the Proposed Development would not alter
key characteristics of townscape character areas in the surrounding urban area; and that the
committed developments are in locations that will experience no, or very limited, intervisibility
with the Proposed Development. Therefore, all of the committed developments are therefore
scoped out of the TVIA cumulative effects assessment.

Summary

An assessment of the likely landscape and visual effects arising from the Proposed
Development has been undertaken in accordance with the Guidelines for Landscape and Visual
Impact Assessment, Third Edition. Field work was undertaken in April 2023.

The Site is located within the existing urban area of Reading, east of the town centre between
the Great Western Mainline railway and the River Kennet. The majority of the Site comprises
large-scale but low-rise warehouse style retail buildings and hardstanding areas for footways
and car parking. The fast-food chain KFC sits adjacent to the southern boundary; this being
large scale but at a lower height than the retail buildings. On the Site there is a surface car park
with 290 spaces; there is signage, and bollards align the frontage of the stores.

At a national level the Site lies within NCA Profile 115: Thames Valley, whilst at a local level the
Site is located within TVA10: Forbury Retail Park, an area described as being characterised by
large blocky structures in an indifferent townscape condition.

The design of the Proposed Development has evolved as part of an iterative process and has
been informed by the findings of the baseline townscape and visual amenity conditions. Also as
a result of responding to the consultation comments and discussion with RBC, a design review
has been undertaken that has led to a number of key changes which can be summarised as
follows:

¢ Reduction in maximum building heights adjacent to the railway and facing Kings
Meadow.

e Improved variation in heights of the blocks.

e Reduction of block footprints, reorientation of the spaces within the development and
increased sense enclosure.

e Reduction in the size of the basement car park and therefore removal of the podium to
the east allowing seamless integration of the site with surrounding areas.

e Reduction in commercial floorspace.

A comprehensive series of mitigation measures has been embedded in the design of the
Proposed Development, with the aim of reducing adverse effects resulting from its introduction.
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Significant townscape effects during the construction phase have been identified for TCAS,
TCAL10, TCA23 and the character of the Site of Moderate Adverse significance. However, upon
competition the only significant effect on townscape character relates to character of the Site
and its immediate surroundings, whereby a Moderate Beneficial significance of effect will occur.
There will be an improvement to the condition of the townscape character of the Site and is
immediate setting, through the provision of high-quality new buildings with new public realm,
new tree planting and green infrastructure, in place of the existing extensive car parking areas
- creating an inviting and coherent area that uplifts the design quality and image of Reading.

Of the 21 viewpoints considered, eight receptor groups are considered likely to experience
significant effects during construction, with this number reducing to four at Year 1 (three of which
would be adverse in nature). By Year 15, only two receptor groups will experience adverse
significant effects (those at Forbury Gardens and Kings Meadow Open Space) primarily due to
the reduction in the extent of open sky visible and the enclosure this creates. However, it is
worthwhile to note that positive interventions will also arise even for receptors at these locations,
including assisting in wayfinding and improving the overall legibility of the townscape.

In the majority of views, enhancements to the public realm will be more readily appreciated and
assist in softening and integrating the bult form into the townscape, in conjunction with an
appreciation of the materiality and elevation strategy of the Proposed Development in
accordance with the Design Code resulting in the introduction of a series of buildings that
complement and enhance the streetscape environment, culminating in a cohesive and attractive
composition improves the visual amenity experience.

No significant cumulative effects have been identified in the assessment.

13.8.10 On the basis of the above, and the findings of this assessment, it is considered that the Site

has the capacity to accommodate the Proposed Development without undue unacceptable
harm on the townscape character and visual amenity of the Site and the wider area. Table
13.1 contains a summary of the likely significant effects of the Proposed Development.
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Table 13.1: Table of Significance — Townscape Character and Visual Amenity

Nature of Effect Significance Geographical Importance* | Residual Effects
Potential Effect (Permanent/ (Major/Moderate/Minor) Mitigation / (Major/Moderate/Minor)
(Beneficial/Adverse/ Enhancement Measures I|UK|E|R|C|B |L | (Beneficial/Adverse/
Temporary) S L
Negligible) Negligible)
Construction
Effects on Temporary Moderate Adverse — Protection of existing vegetation to * | * | Moderate Adverse —
Townscape Negligible Adverse be retained and establishment of the Negligible Adverse
Character landscape proposals at an early
stage. Locating site compounds and
Effects on Visual Temporary Major Adverse — Neutral material stockpiles away from * | Major Adverse — Neutral

Receptors

sensitive receptors and limiting the
movement of stockpiles. Control of
lighting and working hours at the
Site. Providing hoardings to limit the
visibility and conspicuousness of
ground level activities and minimising
the duration of tall plant and
machinery on Site.

Completed Development

Effects on and Permanent Minor Adverse — Moderate
Character Beneficial
Effects on Visual Permanent Moderate Adverse —

Receptors

Moderate Beneficial

Enhancement of vegetation within
the Site, through the provision of
advanced planting where practicable.
Ongoing management and
maintenance of hard and soft
landscaping measures. Adoption of
high quality landscape-design and
sympathetic architectural treatment
including detailing and materiality to
the built form in accordance with the
Design Code.

Negligible Adverse —
Moderate Beneficial

Moderate Adverse —
Moderate Beneficial

Cumulative Effects
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Significance
(Major/Moderate/Minor)
(Beneficial/Adverse/
Negligible)

Nature of Effect
(Permanent/
Temporary)

Potential Effect

Mitigation /
Enhancement Measures

Geogra|

hical Importance*

UK

E

R

©

B

L

Residual Effects
(Major/Moderate/Minor)
(Beneficial/Adverse/
Negligible)

No significant cumulative effects identified.

jraphical Level of Importance

| = International; UK = United Kingdom; E = England; R = Regional; C = County; B = Borough; L = Local
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Impact Interactions

Introduction

Significant environmental effects can result from incremental changes caused by the
interactions between effects resulting from a development.

The direct and indirect effects of the Proposed Development have been assessed within the
relevant topic chapters of this Environmental Statement (ES) prepared by technical
specialists. Environmental effects are assessed relative to the topic under consideration. This
approach can lead to effects on a receptor being reported in separate chapters but the
collective effect on the same environmental resource(s) not being considered.

In response, this chapter, prepared by Stantec, summarises the principal findings of each
topic chapter of the ES to enable assessment of the potential for impact interactions across
environmental disciplines.

Some topics in this ES, such as Socio-economics (Chapter 7), inherently consider effects
from other topics chapters on receptors that are assessed within their assessment. This has
been taken into account in the impact interactions assessment presented below.

Methodology

The assessment methodology involves the identification of impact interactions associated with
both the construction and operational phases of the Proposed Development upon one or more
environmental resources. This assessment of impact interactions is undertaken using a
qualitative appraisal process. Receptors have been grouped into ‘Natural Environment’ and
‘People and Society’ categories.

A summary of mitigation measures is provided in Chapter 15 which has been used to help
identify where there is a likelihood for potential significant adverse impact interactions to
occur.

Construction Effects

As set out in Chapter 4, careful management of the construction works will reduce the
adverse effects of construction. As a result, the majority of the construction effects identified in
Chapters 7 — 13 are not significant. The following sections discuss, in more detail, impact
interactions and effects associated with the construction phase.

Natural Environment

With the implementation of the Demolition Construction Environmental Management Plan
(DCEMP) which is proposed to be secured via planning condition, and use of best practice
techniques, the majority of residual construction effects on the Natural Environment are
considered to be not significant.

The only residual effects relate to townscape and visual, where TCA10 is expected to
experience moderate adverse townscape effects during construction due to the clearance and
associated works, which will temporarily alter the character and townscape features. TCA8
and TCA23 are also assessed to experience moderate adverse effects during this phase,
owing to their high sensitivity and proximity to demolition and construction activity. There are
no other effects expected on these receptors during this phase of the development and they
are not expected to lead to combined effects, therefore effects are as stated across
Townscape and Visual chapter.
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People and Society

Residential receptors on Kenavon Drive are identified to be impacted by noise and vibration
with a temporary moderate adverse effect during demolition, and a temporary minor adverse
effect during construction of Phase 3 of the Proposed Development. Major visual effects have
also been identified for pedestrians in the vicinity of Kenavon Drive. However, impacts are
temporary across the construction period and will be managed through the implementation of
the DCEMP and good standard construction practices, therefore it is not expected that
combined effects would be of greater significance than what has already been assessed.

Operational Effects

As a result of implementing mitigation measures, the adverse effects of the Proposed
Development will be reduced. As a result, the majority of operational effects identified in
Chapters 7 — 13 are not significant. The following sections discuss, in more detail, impact
interactions and effects associated with the operational phase.

Natural Environment

There are no significant impact interactions on the Natural Environment as a result of the
Proposed Development during the operational phase. Whilst there are minor to moderate
townscape effects, including a moderate adverse effect on Kings Meadow, the receptors are
not expected to combine with any other adverse effect to this receptor. There are also
beneficial effects on townscape, which includes a moderate beneficial effect on TCA10
Forbury Retail Park and appearance and public realm of the Site but this is also not expected
to combine with other beneficial effects to this receptor.

At Year 15, the visual experience for people at St. James Roman Catholic Church improves
due to enhancements to the public realm and the detailed design of the Proposed
Development. These changes help soften the built form and better integrate it into the
townscape. The use of high-quality materials and a carefully considered elevation strategy
results in a more cohesive and attractive streetscape, leading to a Moderate Beneficial
(Significant) effect at this location but this is also not expected to combine with other beneficial
effects to this receptor.

People and Society
Residents living in Phase 1 and Phase 2 of the proposed Development are expected to

experience a temporary moderate adverse effect due to construction vibration caused by the
construction of Phase 2 and Phase 3 respectively.

256



Environmental Statement — Volume 1: Main Report @ Stantec
Kings Meadow View

15

15.1

15.1.1

15.2

15.2.1

15.2.2

15.3

15.3.1

15.3.2

Schedule of Mitigation

Introduction

This chapter provides a consolidated schedule of mitigation and enhancement measures
proposed to avoid significant adverse effects and enhance beneficial effects from the
Proposed Development. The chapter is provided to assist RBC with its obligation under the
2017 EIA Regulations to secure, as appropriate, mitigation measures and monitoring
arrangements relating to significant adverse effects within any planning permission decision
notice granted for the Proposed Development.

Proposed Mitigation

Table 15.1 details all mitigation and enhancement measures committed to by the Applicant for
the demolition and construction phase of the Proposed Development. Table 15.2 details
mitigation for the operational phases of the Proposed Development.

A summary of the nature of each measure and compliance mechanism is provided, together
with a cross-reference to the relevant technical assessment section of this ES where further
details of the required measure are set out. It is considered that most mitigation measures can
be secured through planning conditions or legal agreement (e.g. section106 of the Planning
Act) attached to any planning permission granted for the Proposed Development or though the
significant payment of CIL arising from the grant of planning permission.

Proposed Monitoring

Part 1(2) of the EIA Regulations defines a ‘monitoring measure’ as a “provision requiring the
monitoring of any significant adverse effects on the environment of Proposed Development
including any measures contained in— (a) a condition imposed on the grant of planning
permission; or (b) a planning obligation”.

As required by the EIA Regulations, this chapter sets out any monitoring proposed during the

demolition and construction (Table 15.1) and operation of the Proposed Development (Table
15.2), as identified in the relevant topic chapters.
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Table 15.1: Summary of Proposed Mitigation and Proposed Monitoring During Demolition and Construction

Chapter Primary and Tertiary Mitigation Secondary Mitigation Proposed Potential
Reference Monitoring Compliance
Mechanism (s)
Chapter 7: No primary mitigation is identified during demolition and No secondary mitigation is No monitoring is Planning
Socio- construction. required. required. Condition
Economics
CIL and S106.
Chapter 8: Implementation of a DCEMP. Establish a Section 61 agreement No monitoring is Planning
Noise and under the Control of Pollution Act. required. Condition.
Vibration The following best practice construction measures will be

used during demolition and construction:

= A minimum 2.5 m high perimeter hoarding around the
Site;

= Ensure that construction plant is compliant with sounds
and vibration levels detailed in BS5228;

®  Stationary construction plant will be positioned behind
screens and away from sensitive receptors;

= Hand-held tool swill be screened when used for
prolonged periods; and

= Piling rigs will be positioned at the perimeters as far as
possible from the nearest sensitive receptors.

The various activities are operational for set periods of the
day that are reasonably typical for construction sites and in
line with best practice in order to calculate the daily

Adoption of Best Practicable Means
(BPM) including limiting high impact
activities to specific times, and
locating stationary plant so noise
effects are reduced.

A Piling Method Statement will be
provided.

Piling techniques that are least
likely to cause adverse vibration
impact should be used (e.g. auger

piling).
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Chapter Primary and Tertiary Mitigation Secondary Mitigation Proposed Potential
Reference Monitoring Compliance
Mechanism (s)
average noise level (eg breaking for 50% of the 10-hour
working day).
Chapter 9: Implementation of a DCEMP (including detail on how all No secondary mitigation is Undertake daily on- | Planning
Air Quality Non-Road Mobile Machinery (NRMM) will adhere to the required. site and off-site Condition.

relevant NRMM emission standards for NO2 and PM1o).

Standard mitigation measures from the Institute of Air
Quality Management guidance will be included in the
DCEMP, taking into account the outcomes of the
construction dust risk assessment. This includes but is not
limited to:

= Develop and implement a stakeholder communications
plan;

= |mplementation of a Dust Management Plan (DMP);

= Prepare and maintain the site so that machinery is
located away from receptors and implement barriers
around dusty activities;

= Prepare and maintain the site so that machinery is
located away from receptors and implement barriers
around dusty activities;

m  Ensure that vehicles are switched off when not in use
and avoid using diesel or petrol-powered generators;

= |mpose a maximum speed limit of 15mph on surfaced
and 10 mph on unsurfaced haul roads and work areas;

inspections near
receptor locations
throughout the
duration of
construction to
monitor dust and
agree these
locations with the
local authority.

Carry out regular
site inspections to
monitor compliance
with Dust
Management Plan
(DMP). Increase
the frequency of
monitoring where
necessary when
undertaking
activities with high
potential for dust
production.
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Plan (CEMP) to regulate working hours and minimise
disruption to sensitive receptors. Solid hoardings will be
used to screen ground-level activities, while construction
lighting will be carefully controlled to limit light pollution.
Movement of stockpiles will be restricted to reduce visual
disturbance, and compounds will be located in less visible
areas to integrate them into the landscape. Additionally, all

These include early planting to
provide premature but immediate
screening, use of low-level
hoardings, limiting crane use to the
shortest practicable duration, and
careful siting and movement of
stockpiles. Working hours will be

Chapter Primary and Tertiary Mitigation Secondary Mitigation Proposed Potential
Reference Monitoring Compliance
Mechanism (s)
= Production of a construction Logistics Plan to manage
the sustainable delivery of goods and materials;
= |mplement a Travel Plan that encourages sustainable
travel;
m  Cutting, grinding or sawing equipment will be fitted or
used in conjunction with suitable dust suppression
techniques.
Chapter 10: | No primary mitigation has been identified for the No secondary mitigation is No monitoring is N/A
Heritage construction stage. required. required.
Chapter 11: | No primary mitigation has been identified for the No secondary mitigation is No monitoring is N/A
Daylight, construction stage. required. required
Sunlight and
Solar Glare
Chapter 12: | No primary or tertiary mitigation identified at construction No secondary mitigation is No monitoring is N/A
Wind and stage. required. required.
microclimate
Chapter 13: | To reduce temporary construction-related effects, arange | Additional mitigation measures No monitoring is Planning
Townscape | of mitigation measures are proposed. These include the during the construction phase aim required. Condition.
and visual preparation of a Construction Environmental Management | to reduce temporary visual impacts.
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Chapter
Reference

Primary and Tertiary Mitigation

Secondary Mitigation

Proposed
Monitoring

Potential
Compliance
Mechanism (s)

retained vegetation will be protected in accordance with
BS5837:2020, ensuring its preservation throughout the
construction process.

restricted, and lighting will be
controlled in terms of design and
duration to minimise visual
disturbance.
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Table 15.2: Summary of Proposed Mitigation and Proposed Monitoring During Operation

Chapter Primary and Tertiary Mitigation Secondary Mitigation Proposed Potential
Reference Monitoring Compliance
Mechanism (s)
Chapter 7: Delivery of affordable housing. Financial contributions secured through a No monitoring is Planning
Socio- legal agreement are proposed to offset required. Obligation/Financial
Economics Several design features and embedded minor adverse effects in primary and Contribution.
mitigation measures have been secondary education, moderate adverse
incorporated into the design of the effects in nursery provision, as well as
Proposed Development to avoid, prevent moderate adverse effects in health
or minimise significant adverse provision.
socioeconomic effects and to enhance
beneficial effects.
= Private residents’ gardens and public
open space throughout the Site to
improve access to open space and
nature;
= Provision of 3,000 sgm Class E to
reduce loss of employment from
closure of Forbury Retail Park units
being demolished.
Chapter 8: Appropriate facade sound insulation will Building services plant will be designed to Vibration limits will Planning Condition
Noise and be provided to Class E use buildings at the | achieve the recommended limits in be monitored
Vibration detailed design stage. accordance with BS4142. To ensure that through the

the building services noise criteria are
achieved, measures such as low-noise
equipment, in-duct attenuators and acoustic.
enclosures will be considered.

DCEMP.
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Chapter
Reference

Primary and Tertiary Mitigation

Secondary Mitigation

Proposed
Monitoring

Potential
Compliance
Mechanism (s)

Chapter 9: Air
Quality

Implementation of an all-electric energy
strategy, with no proposed combustion
sources on the Site.

Provision of both electric vehicle charging
points at the residential and commercial
parts of the Site, in line with Part S of the
Building Regulations. A minimum of 10%
of total car parking spaces will be
allocated electric vehicle charging points.

Implementation of a Travel Plan to
minimise vehicle movement to the Site
and facilitate active sustainable models of
transport.

No secondary mitigation is required.

No monitoring is
required.

No compliance
mechanisms are
required.

Chapter 10: Form, separation distance, and maximum | No secondary mitigation is required. No monitoring is No compliance
Heritage parament heights have been designed to required. mechanisms are

reduce potential adverse impacts by required.

breaking up the perceived mass of the

Proposed Development.

Specific materials have been chosen to

reflect the local vernacular, and the mass

of the development has been broken up

through a hierarchical approach to design.
Chapter 11: Primary mitigation measures have been The design of the facade at the detailed No monitoring is Reserved Matters /
Daylight, embedded into the design process for design stage will provide secondary required. Detailed Design
Sunlight, and daylight, sunlight and solar glare, including | mitigation. For example, reducing the Planning Condition.
Solar Glare. numerous rounds of design stage analysis

on the illustrative massing configuration
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Chapter Primary and Tertiary Mitigation Secondary Mitigation Proposed Potential
Reference Monitoring Compliance
Mechanism (s)
which have been reflected in the Design proportions of glazing to reduce reflections
Code. This has been done to ensure an that occur or using a low reflectivity glass.
optimised form and design for this
location, resulting in the most appropriate
balance of effects and scale and mass.
Further consideration of solar glare will be
considered at the detailed design stage for
this development and this mitigation
strategy will be secured by a planning
condition.
Chapter 12: No primary or tertiary mitigation identified Measures to be assessed and considered at | No monitoring Reserved Matters
Wind and for the operational phase. detail design: would be required. | Application/
Microclimate Detailed Design

Use set-backs, colonnades, or chamfered
corners to reduce wind impact along
building facades.

Introduce trees (=5m tall) or screens (=23m
tall) near windy areas to break up south-
westerly winds.

Recess entrances by 1.5m or place
planting/screens (=1.8m tall) on either side
to shelter entry points.

Locate ground-level amenity spaces
between blocks to benefit from natural
shelter.
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Visual

relevant to the TVIA, is as follows:

The maximum building height is
restricted to 73.5m AOD to reduce
visual impact across a wide area and
introduce variation in the skyline.

Substantial separation is provided
between development blocks to
reduce visual bulk and allow more
light into the internal streetscape.

Step-backs are incorporated into the
top floors along the southern frontage
to soften the appearance of massing
from Forbury Road, Kenavon Drive,
and nearby heritage assets.

measures will be
monitored to check
they deliver desired
level of mitigation
and comply with the
rules set in the
design codes

Chapter Primary and Tertiary Mitigation Secondary Mitigation Proposed Potential
Reference Monitoring Compliance
Mechanism (s)

Add trees (=3m tall), screens (=3m tall), and

planting (=1.5m tall) around seating areas

for wind protection.

For podiums, terraces, and roof spaces, use

solid or 50% open balustrades (=1.5m tall)

at edges.

Supplement elevated spaces with trees,

screens, and planting of appropriate heights

to reduce wind exposure.
Chapter 13: Mitigation measures embedded into the No secondary mitigation is required. Embedded No compliance
Landscape and | design of the Proposed Development, mitigation mechanisms are

required.
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Chapter
Reference

Primary and Tertiary Mitigation

Secondary Mitigation

Proposed
Monitoring

Potential
Compliance
Mechanism (s)

®=  The spatial footprint of the built form is
limited to under 84,000 sqm GEA to
manage both physical and perceived
massing.

= A new movement corridor is

introduced to improve connectivity
between the train station and Kenavon
Drive, while also addressing level
changes and encouraging site
permeability.
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