BROAD STREET MALL
REDEVELOPMENT PROPOSALS

WELCOME

Welcometoour publicexhibition, whichidentifiesour The site currently benefits from planning permissions
proposals for the partial redevelopment of the Broad for residential development of a very similar nature,
Street Mall in Reading. alongside a hotel consent. It has not been possible
to implement these developments and the detail
within this exhibition and on the project website,
www.bsmfuture.co.uk,thereforeidentifiesthereasons
forthis,alongsidewhatweconsidertobeimprovements
associated with the proposed offer.

It is envisaged that the proposed scheme will deliver
a range of retail and leisure uses at ground floor level
to improve the customer experience and create a
welcoming environment to this area of the shopping
centre, above which it is proposed to provide high-
quality, mixed-tenure residential accommodation.
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Thefollowingboardsprovidebackgroundtoexplainthecurrentplanningposition,
the need for change, our current scheme proposals and associated benefits. We
are keen for your feedback on this new development, so that we can reflect local
aspirationswithinourplanswhereappropriate.Pleasedofillinacommentsformor
provide your thoughts to feedback@bsmfuture.co.uk or via our website.

Followingthisexhibition,theintentisthatthewebsitewillworkasalivingdocument,

being updated as furtherinformation is produced and to identify ourresponseto
comments provided from local stakeholders.
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BROAD STREET MALL
REDEVELOPMENT PROPOSALS

BACKGROUND

These proposals follow on from earlier 422 unit
residential and 101 bed hotel schemes occupying the
same site, which were consented by Reading Borough
Council in December 2021 and November 2019
respectively.

Given time elapsed, the hotel consent has now fallen
away. Further to substantial technical due diligence,
the residential consent has also been found to be
undeliverable.

This new scheme therefore seeks to:

- Resolvemattersassociatedwithundeliverabilityofthe
previous residential scheme

- Bring forward new build in place of the hotel
schemetoensureanactiveandrejuvenatedfrontageto
Dusseldorf Way and Hosier Street

- RespondpositivelytointerveningchangesinBuilding
Regulations and planning policy/legislation

. Provideadditionalwidersiteimprovements,including

publicrealmfeaturesandremovalofnewbuildfronting
Oxford Road
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The following boards identify key changes to the scheme proposals, before
presentingthecurrentproposals,identifyingthedifferencebetweenthenewscheme
and that previously consented, as well as envisaged benefits associated with our
approach.

We are keen to understand your views in relation to our proposals and welcome
yourfeedback,whichweintendtoincorporateintoschemedesign,asappropriate,
aspartofwidertechnicalconsultationwithCouncilofficersandlocalrepresentatives.
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BROAD STREET MALL
REDEVELOPMENT PROPOSALS

NEED FOR CHANGE

OVERVIEW
The Need for Change . Deliverability -  Amenity
There are a number of inherent flaws with the - Apartment design - Layout

consented scheme, leading to a number of technical

and commercial changes in respect of deliverability.
Alliedwiththis,changingplanning policyandBuilding . Affordable Housing
Regulationshavenecessitatedfurtherschemechange. . - Emerging Minster
The key changes made to the scheme relate to: + Massing Quarter proposals

Fire Safety - Changesto Planning
Policy

DELIVERABILITY
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The consented proposals sought to build new structures on top of the existing
shopping centre, which would have required building cores to be thread through
partsoftheretailareasusedbyvisitorstothe Mallaswellasthroughtheexisting car
park ramp, which is also well-used.

Thestructuralsolutionproposedhasbeenfoundtohaveconsiderablelogisticaland
health andsafetyimplicationsforthe operation of theshopping centre,which has
required an alternative approach to be considered and new proposals produced.
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BROAD STREET MALL
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NEED FOR CHANGE
BUILDING LAYOUT

Tocomplywithchangestoplanning policy, legislation
and Building Requlations, the new scheme will need
to implement an amended layout, which will help to
deliverbetter-sizedapartments,saferaccessandegress |
measuresandenabledgreaterlifetimeusagebyarange
of residents. The annotated images below help to
identifysomeofthelayoutchallengespresentedbythe
previous scheme.
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Table 1 - Minimum gross internal floor areas and storage (m?)
Number of Number of | 1 storey 2 storey 3 storey Built-in
bedrooms(b) | bed spaces | dwellings dwellings dwellings storage
(persons)
1p 39 (37) * 1.0 I
1b 2p 50 58 1.5 M ' !
3p 61 70 |
2b jp ;Z ;i — 20 ] Non NDSS-compliant flats
3b 5p 86 03 99 2.5 ] NDSS-compliant flats
6p 95 102 108
5p 90 97 103
6p 99 106 112
4b e 108 115 121 3.0
8p 117 124 130
6p 103 110 116
5b P 112 119 125 3.5
8p 121 128 134
e 116 123 129
6b 8p 125 132 138 4.0

- ReviewoftheNDSSagainstproposedapartmentsizes
identifies that the consented scheme does not meet
updated requirements.

- The residential buildings have also been designed
with single staircases for means of escape, which no
longer comply with Building Regulations

- The consented scheme also does not provide any
adaptable’M4(2)'unitsforthosewithimpairedmobility
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NEED FOR CHANGE
BLOCK E REMOVAL

TheconsentedresidentialschemesoughttoprovidealloftheaffordablehousingwithinBlockE
whichsatabovetheBroadStreetMallentrancefrontingonto Oxford Road. Thepositioning of
this block created a number of issues, as set out below:
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BROAD STREET MALL
REDEVELOPMENT PROPOSALS
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Hosier Street

The consented residential scheme sought
to provide all of the affordable housing

within Block E which sat above the Broac
Street Mall entrance fronting onto Oxforc
Road. The positioningofthisblockcreatec

a number of issues, as set out below:

MASSING

The provision of structures at roof level means that design decisions were made to align
massing with spaces available for cores. Consequently, Site Awas set backto enablethe core
to be placedinside of the car park ramp, creating a staggered frontage that differs from that
envisagedinplanningpolicy.Landingtheblocksatroof,ratherthangroundlevel,alsocreated
disadvantage in terms of the residential blocks better addressing streets below.

e Staggered building, line, Sites A to C
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NEED FOR CHANGE
AMENITY

The consented residential scheme was developed to sit on top of the current shopping
centre. Given that the proposals also sought to retain rooftop car parking for the Mall,
theamenityspacesfortheresidentialaccommodation offered minimal separationfrom
adjacent car-borne impact.

Itisconsideredthattheamenityspacesassociatedwiththeconsentedresidentialscheme
were unsuccessful on a number of grounds:

PPPPP

Queen's Walk

-l el | =

Site A Site E

Sitel B Site C

Coron Gore Consented Hotel

m Dusseldorf Way ﬁ
N N

- Majority of amenity space
provided at the same level as
rooftop car parking, giving rise
toimpactfromcar-bornenoise

and fumes
Amenity Space . .
set both up and . Amen|ty Space retrofitted
back from the P
street frontage, onto an existing roo.ftop area.
providing little Proposed areas lacking in
opPortunity for vision and cohesion with the
surveillance residentialblocks beingserved

-  Amenity space significantly
separated from street level,
reducing potential for greater
interactionandsurveillancewith
the surrounding area
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NEED FOR CHANGE
PLANNING POLICY

ReadingBoroughCouncilisundertakingapartialupdate 699 homes per year in the Local Plan.

ofitsLocal Plan.AreviewofthecurrentLocal Plantakes To deliver these new homes. the Council recentl

intoaccountchangessuchasnational policy changes. , e ) ; A
undertook a ‘Call for Sites’to consider new sites for

The Government imposed a 35% uplift on housing housing, with this also identifying opportunities for
numbersontwentyurbanauthoritiesin2021,including better use of existing sites and permissions.

Reading. Asabrownfield,sustainablesite,thenewproposalscan
The Council has calculated that 883 new homes are better deliver on the Council’s aspirations.
needed per year to meet government targets against

READING BOROUGH LOCAL PLAN

Adopted November 2019

AAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAA
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NEED FOR CHANGE
MINISTER QUARTER

Whilstthe consented proposals were broughtforward
at a similar time to the Minster Quarter Outline Area
Development Framework (MQOADEF), there was no
certainty as to the timeframe for this adjacent area
coming forward.

In Autumn 2022, the Council commenced a tender
processtoidentifyaDevelopment Partnerto progress

/IR

BROAD STREET MALL
REDEVELOPMENT PROPOSALS

thisproject,whichcompriseslandtothesouthofBroad
Street Mall, to the west of the Hexagon and to the
north of the Magistrates Court and Police Station. Itis
expectedthataDevelopmentPartnerwillbeannounced
towards the end of this year.

Height Classification Zones

Landmark (Tall BU|Id|nc2;s Policy) Zone
Height LeveI beyond 12 storeys, providing in
turnawiderlandmarkfunction throughhelght
evaluation

Tier 3.

Taller Buﬂdmgls & Roofscape Zone

Taller (local) elements of roofscape; up to 12
storeys(LocaIAuthorlty 'sclassificationofaTall
Building)

Tier 2.

General Built Form Zone
MedianHeightofBuiltForminrelationtolocal
context

Tier 1.

Aspartofthetenderprocess,theCouncilhasidentified
three Strategic Objectives; delivery of Affordable
Housing; provision of high-quality public realm and
implementation of zero-carbon development which
form a context forthe Council’sambitions not only for
the area, but development within the Borough.

Alongside the Strategic Objectives are Key
Development Principles relating to culture, leisure,
masterplanning,assetmanagementandconnectivitythat
formthewiderplanningframeworkwithinwhichBroad
Street Mall is expected to play its part.

Accordingly, as part of the emerging proposals,
significantconsiderationhasbeengiventointerlinkages
with the MQOADF, particularly in relation to public
realmandhowthewiderdevelopmentframeworkcan
be brought forward in a co-ordinated manner.
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BROAD STREET MALL
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CURRENT PROPOSALS
OVERVIEW

We are proud of the significant work we have putinto and seek to provide greater quantum in larger sized
this project to date and we look forward to receiving units and a more appropriate mix

your comments on our proposals. Massing and Layout - By building from basement

Ingeneral,ourresponsetotheNeedforChangecanbe levelupwards, the towers can belocated asenvisaged
defined as follows: by planning policy and better address streetlevel.The

Deliverability — our proposals will partly demolish removal of Block E reduces impact on Oxford Road

the existing shopping centretoallowthestructuresto - Amenity-providingarangeofinternalandexternal
bebuildfromthebasementlevelupwards.Wearealso amenity spaces throughout the development allows
providing a new car park ramp a better user experience and greater interaction/

Apartment design - All apartments now meet surveillance with Dusseldorf Way

Nationally Described Space Standards (NDSS) and all « PlanningPolicy—moreefficientuseofthesiteallows
are designed to be wheelchair adaptable (M4(2)) or morehousingtocomeforwardwithoutcorresponding
wheelchair accessible (M4(3)). impact on surroundings

Use of traditional materials provides for a higher- « Emerging Minster Quarter proposals — the
quality architecturalresponsetothesurroundingarea developmenthasbeendesignedtointegrate with the
emerging proposalsforlandtothesouth,allowingthe
wider site to come forward and rejuvenate this area of
the Town Centre

Fire Safety — All residential blocks feature dual stair
cores as a means of access and escape

AffordableHousing-theproposalsaretenure-blind’
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BROAD STREET MALL
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PUBLIC REALM

We have sought to provide a public realm and landscape strategy that retains existing key features,
particularly trees, integrates with surrounding streets and the emerging Minster Quarter area and which
responds appropriately to the local vernacular and historic/cultural links.

Character Areas

QUEENS WALK PLAZA
NORTH SOUTH ORIENTED
PLAZA AND THOROUGHFARE
PLAZA FORACCESS
WITH ACTIVE RETAIL TO EAST
TO APARTO QUEENS
AND PENTAHOTEL TO WEST
COURT (STUDENT
HOUSING)
‘DEAD ZONE
TOBE WELL
DESIGNED MAJORNEW PLAZA
AND PEDESTRIAN
POTENTIAL THOROUGHFARE
FUTURE LINK AT SOUTHFACING
PODIUM LEVEL PUBLIC REALM FACING
TO THE HEXAGON TREES AND MINSTER
THEATRE QUARTER
ACCESSTO :
HEXAGON
THEATRE
HOSIER STREET:
FEEDERTOA
CONTROLLED
ACCESSTO SHARED SPACED
SOUTH-FACING PLAZA CLONMELWALK AREA
TOWARDS POLICE

FORTHEATRE
ACCESS TO LIBRE AND COURTS

WALK TOWARDS @
POLICE AND COURTS

Site Context

OXFORD RO
%
%
BROAD STREET <
PENTAHOTEL 2\
MALL >
«——QUEENS WALK
SAN FRANCISCO LIBRE WALK APARTO . .
.
DUSSELDORF WAY HOSIER o %

z %

% ©

D D

CLONMEL SN
THE —WALK CARPARK ¢y %
HEXAGON ENTRANCE ®
g
e
SANFRANCISCO
LIBRE WALK
MAGISTRATES
COURTS
DUSSELDORF WAY
POLICE &
&
STATION &
&
o

QUEENS WALK
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PUBLIC REALM

Concept Development

BROAD STREET MALL
REDEVELOPMENT PROPOSALS

READING MINSTER HEXAGON THEATRE
(RELIGIOUS HERITAGE) (ARTS AND CULTURE)

Indicative Proposals

Legend

1

2

3

4

Proposed tree planting in raised
planters

Existing trees to be retained

Potential public art node

Integrated Seating

RIVERKENNET
(LANDSCAPE AND REGION)

5 Intensified paving design
6 Commercial spill-out space

7 Private rooftop amenity

Integrated furnishings within soft landscape

Shared surface

O

Modular seating
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PUBLIC REALM

BROAD STREET MALL
REDEVELOPMENT PROPOSALS

Dusseldorf Way Proposals

Location Plan

>

&
3
2
—
| A
Legend
1 Existing trees to be retained 5
2 Wallmounted timber seating 3
3 Intensified Paving 7

L Spillout Space

Queens Walk Proposals

5
3 6
7
Intensified areas of paving to delineate spaces to dwell
Ramped Access
South-Facing Plaza
Cycle Stands
Retall
% /4 V A’
Residential A Noom A 8m /| A
Location Plan
r =
v
v
v )
v
v )
L A
B V /4 /4 V¥ B’
Legend N ss5m A 5y 7 am /

1) Proposedtree plantinginraised
planters

2 Integratedtimber seating
3 Pavingbands

4 Consideration of Hex Box
entrance

5 Potential living wall

Retail

Residential

Modular planters and seating
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PUBLIC REALM

Private Amenity

Legend LEVEL 25 Location Plan

1 Useablelawn space
LLLLLLL

2 Play Features
3 Integrated Furnishings
4 Rooftop Pergolas 2,

L 2N
5 Living Roof %,  LEVELS

Integrated furnishings within amenity spaces
Useable Lawn space

Allround year planting

Proposals in context of emerging Minster Quarter Masterplan
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CURRENT PROPOSALS
PLACEMAKING

By undertaking a comprehensive review of the residentialbuildingsalongDusseldorfWaycreatemore
consented schemes, we have been able to design  meaningful active frontages along Queens Walk and
out issues and better respond to policy and planning Dusseldorf Way, which are further enhanced through
requirements. In particular, through moving Block A improved public realm.

forward we are able to provide an improved arrival

experience for shoppers arriving by car, align the

Changes at basement level to accommodate a new car parking ramp Increased Active Frontage
B
HEEE e e e e e e e e e e e e e e e et e e e e e e e e e e e e e e e e e e e
Active Frontages
Extant Planning Permission Ground Floor Layout with active frontages indicated
§ NP SNSRI E  F— . 2 .ﬁ o« o i ‘FW B
N\ IIIIIIIJJ“J,IIIIIIIIIIINHHfIVIelyIIIIII !LL;LIIIIIIIIIIIIIIIIIIIIIIIIIITIIIIIIIIIIIILJLLQUIIIIIIIIIIIIIIIII
@ Active Frontages
Proposed Ground Floor Layout with active f ontages along Dusseldorf Way with active frontages indicated
Active Frontage on Dusseldorf Way Active Frontage on Queens Walk
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CURRENT PROPOSALS
PLACEMAKING

Image of Dusseldorf Way Frontage

Proposed Green Wall on Queens Walk Proposed New Entrance to Broad Street Mall from Dusseldorf Way

/I-IQ @ Stantec
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BROAD STREET MALL
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CURRENT PROPOSALS
RESIDENTIAL AMENITY

To add to the interesting variety of spaces provided within the public realm, the

schemeproposalshavesoughttodeliveraseriesofinternalandexternalspacesfor
use by private residents.

Rooftop Terraces

Image of Proposed Private Courtyards

05

04

01 Social events
02 Lightbox concierge
03 The Slate Yar dresidents lounge
04 The Slate Yard residents gym
05 Dining space
06 The Slate Yard coworking space
07 Bauhausroofgarden
08 Lightbox balcony
09 Cycle storage
10 Petfriendly
Kellroofgarden

Private courtyards
Indicationofproposedinternalandexternalamenityspaces

for residents
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CURRENT PROPOSALS
SITE AND FLOOR PLANS

Thefollowingimagesidentifytheproposalsforthesite, buildingupfrombasement
level to show implications for servicing and access to the shopping centre, before
displayingmore public-facing plansfromthe groundfloorup.Later pages provide
images to show how buildings are intended to look.

Proposed Site Plan

« Thenew proposal seeks to demolish
the front section of the Mall and
Car Park structure to allow a clean
development platform to be created.

« McLaren Livingand AEW are working
closely to ensure the Shopping
Centre remains fully operational and
a key retail destination within Reading
town centre.

« The proposed demolitionline has been
co-ordinated with the needs and
requirements of the existing retail
tenants in the Mall.

Proposed Basement

« Theremoval of the front section of
the Mall allows the new scheme to
interface with the existing shopping
centre maintaining the servicing
AccesstoBuilding C requirements of the existing tenants.

Access from the IDR Car Park Access Access to Building B « The main vehicular entrance is at

R CoesS basement level from the IDR.

Access to Building A « Thecarpark willbe accessed from
anew two way spiral ramp which
Is designed to integrate with the

enhanced customer experience with
It being designed to the latest best
practice guidelines for car parks.

wl\ L] Eﬁ%@u@%@@m - T E structure of Building A.
Newaccggsi =t~ Z : T H E - This new car park ramp will provide an
(

3 ¢ BIOM to move south to align with Blocks Band C

Inserting the new ramp between Building A and Fountain House

New Car Park interface with Building A

/I-IQ @ Stantec
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CURRENT PROPOSALS
SITE AND FLOORPLANS

\‘\Cyde Entrance °© New pedestrian entrances to
\ Block C Entrance Blocks A,BandC
Mall Entrance « Safe/secure entrance toresidents
cycle store from Dusseldorf Way

Amenity Space - New south facing Retail / Leisure
frontage onto public realm along
Dusseldorf Way and Queens Walk

Block B Entrance
« Enhanced southern entrance to

Broad Street Mall.

Proposed Ground Floor image - Enhanced pedestrian connection
between Reading Minster, the
Hexagon and the Minster Quarter.

Car Park Ramp
Block A Entrance

* Residential amenity space at level 1
enabling interaction with street level.

- Private residential south facing

Private Courtyards courtyard spaces overlooking
Hexagon Square and the Minster
Quarter.
Amenity Space

 Shared amenity spaces located
In Building B with connections to
Private Courtyards Buildings A and C at courtyard level.

« Apartments facing onto Dusseldorf

: : Way provide natural surveillance.
Car Park Ramp Proposed First Floor image
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CURRENT PROPOSALS
SITE AND FLOORPLANS

« Theupper levels have been designed
to Incorporate the latest thinking in
terms of Fire Safety.

« [heapartments have been designed
to comply with the National Design
Space Standards (NDSS).

 Policy compliant M4(2) and M4(3)
apartments are proposed throughout

the development.
Proposed Upper Levels image

Proposed Upper Levels - Apartment Design

1B1P Apartment 1B1P2 Apartment

1B2P Apartment 2B4P2 Apartment

/I-IQ @ Stantec
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IMAGES
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BENEFITS

Public Realm  Reinvigorating the existing public realm to Dusseldorf Way and Queens
Walk, enabling a new high quality connection to Minster Quarter.

(J
Active Frontages « Increased active frontages to Dusseldorf Way and Queens Walk from the
= extant permission with better natural surveillance of the public areas.

* 1,370 sq.m of internal amenity space; residents lounge, gym, wifi
Residential Amenity lounge, private dining, cinema, etc

* 1,900 sqg.m of external amenity space; courtyard gardens and roof top
terraces.

@ Community « Creating a new residential community which comprehensively links into

the wider Minster Quarter masterplan enabling Reading to better meet
increased aspirations targets for its housing need.

=/

Placemaking - Facilitating the northern edge of the Minster Quarter masterplan with
south facing external retail / leisure spaces along Dusseldorf Way.

< /\ :
0 Local Context « Creating a positive design response to the local character of the historic
environment through more considered public realm and materiality.

@ High Quality Materials « Use of high quality materials which are reflective of the local conservation
area and the wider Reading vernacular.

% Standards Compliance - NDSS, M4(2) and M4(3) compliant apartments with implementation of
dual staircases with HSE pre application approval of the fire strategy.

)

co Sustainability « Anenergy efficient development that delivers upon the principles set out
b in the Council's Climate Emergency Strategy and local planning policy.

_ « The creation of a series of spaces that will help residents enjoy health
Health and Wellbeing . . . .
and wellbeing benefits fostering a stronger sense of community thereby
reducing residential churn.
) . . . . . .
Y Social Impact « The creation of a tenure blind residential offer and desire to increase
- affordable housing in terms of increased percentage offer, unit sizes and
MIX.
Cycle Provision « Cycle Provisionin line with planning requirements promoting sustainable
modes of transport.
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SCHEMES COMPARISONS

Extant Permission Proposed Scheme Benefits

L ber of 1bed unit
201 476% 271 450% J o e
1Bed Mix 1Bed Mix
199 471% 290 482% 4 LTI
2 Bed Mix 2 Bed Mix

More famil dati
22  52% 40 ©66% P feeeooe
3 Bed Mix 3 Bed Mix
422 601 ? Euildingdfromt?tehgrﬁu?dl ~
Total homes Total homes ecr)l(;;?ens buestteecr) resf)oﬁsee ’ltooo

emerging planning policy.
1501 m? 1501m2 = e
Commercial Area Commercial Area
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FEEDBACK

Pleasetellusyourviewsontheemergingdevelopmentproposals
by:

Completing the feedback back form at this exhibition
Completing the feedback form on our project website
www.bsmfuture.co.uk

- Writing to us at feedback@bsmfuture.co.uk

Weintendtokeeplocalsinformedregardingourproposalspriorto
submission, either via newsletter or further exhibition.

Once the planning application is submitted to Reading
Borough Council you will also be able to submit formal
comments to the Council directly. These comments will
be considered by the Council when they determine the
planning application.

AEW and McLaren Living are keen to hear your views on
the emerging development proposals so you can help
shape the final proposals.
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TOWNSCAPE AND HISTORIC ENVIRONMENT

The new scheme has sought to reflect Local Plan Policy CR10 by setting an overall height that is
subservient to that approved at Station Hill. In addition, the proposed massing of Blocks A to C are
proposed to be set in line, this better reflecting the aspirations of the Minster Quarter Outline Area

Development Framework and enabling a visual marker on the corner of Dussledorf Way and Queens
Walk.

The building has a clear top, middle and base with an articulated brick
frame visually ordering the facade

The frame is modulated into double storey and 4 storey elements to
provide visual interest and a strong vertical emphasis

The frame gets subtlety slimmer as it ascends and is thicker at the base

Inset panels are added to create the appropriate glazed opening sizes
while still maintaining a relatively slim frame

The lanterns at the top of each building are formed in a contrasting
faceted facade design and sit alongside resident’s roof terraces

Each building lantern becomes progressively taller in proportion to the

Facade Approach - Vertical Proportions building height creating a distinctive skyline

/I-IQ @ Stantec
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TOWNSCAPE AND HISTORIC ENVIRONMENT

Through the part-demolition of the shopping centre and construction from ground level, it is possible
to use heavier weight, higher quality materials in the facade design than that earlier consented. It is
intended to use for the facing materials and steel, brick or terracotta or a mixture of each for the insert
panels. The intent is to provide robustness, as well as variation to the design.

Cladding to lanterns

Light grey multi brick forms
outer brick frame

Dark grey powder coated
window

Red toned infill panels

Use of grey and red brick/terracotta reflects Reading’s unigue and distinctive polychromatic brick heritage

Panel cladding

Perforated panel
Perforated panel Basket weave brick
Basket weave brick
Linear terracotta
Linear terracotta panel Ribbed terracotta
Typical glazing bay panel Red brick, terracotta/ metal panels can provide subtle variation between buildings and facades Ribbed terracotta
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TOWNSCAPE AND HISTORIC ENVIRONMENT

The following images identify how the development will look from key views in and around the town
centre. The extant consent is identified by a red line, whilst green or grey shaded areas display current
thinking in respect of the location and massing of buildings within the Minster Quarter.

View 4 from Oxford Road looking South West

The view is characterised by the modern, retail and commercial development comprising
the urban environs of Reading town centre

The view does not comprise any buildings or landmarks of significance or historic character,
nor is the view located within a conservation area.

The Proposed Development appears above the podium of the shopping centre and is visible
as part of the existing taller elements of townscape, including Fountain House

Greater impact on Oxford Road listed buildings is reduced through removal of Block E of the
extant consent

01 Existing View 4 fromthe HTVIA
02 Proposed View 4 with the consented scheme in
outline

View 7 from Reading Minster looking west

View taken from the forecourt of the Minster looking west.
On the western boundary of the Conservation Area.
Busy commercial street, mixed townscape character.

The intricate roof profile and materiality of the landmark building on the corner
remain prominent.

Additional height and breadth of the development unlikely to be appreciable from this
viewpoint.

01 Existing View 7 fromthe HTVIA

02 Proposed View 7 with the consented schemein
outline

03 Proposed Cumulative view with Minster Quarter
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BROAD STREET MALL
REDEVELOPMENT PROPOSALS

TOWNSCAPE AND HISTORIC ENVIRONMENT

The following images identify how the development will look from key views in and around the town
centre. The extant consent is identified by a red line, whilst green or grey shaded areas display current
thinking in respect of the location and massing of buildings within the Minster Quarter.

View 6 from the junction of Castle Street and St Mary’s Butts, looking NW

The frontages of the Grade Il listed 35,36 and 37 St Mary’s Inn and the Horn Inn continue to
dominate the streetscape.

The proposed development is perceptible above an element of the roofline of the listed
buildings but is more prominent to the rear of the modern buildings on St Mary’s Butts.

The historic roof profile of the listed buildings along Castle Street and St Mary’s Butts remain
legible.

The additional height and depth of the Proposed Development will be visible from the
Conservation Area but is experienced as part of the existing modern development
comprising Reading town centre.
The staggered approach to massing
mitigates the perception of mass and the
tallest element of the scheme is centered
away from the lower scale historic
development.

01 Existing View 6 fromthe HTVIA

02 Proposed View 6 with the consented scheme in
outline

03 Proposed Cumulative view with Minster Quarter

View 15 from Castle Street looking north

The ornate frontages of the Grade II* listed St Mary’s and Grade Il listed Sun Inn
dominate the foreground.

The proposed development is prominent above the roofline of the Sun Inn.
Additional height and depth of the building will be visible from the Conservation Area.

These are not the key or historic views from which to experience the character and
appearance of the Conservation Area.

01 View 15fromthe HTVIA

02 Proposed View 15 with the consented scheme in
outline

03 Proposed Cumulative view with Minster Quarter
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BROAD STREET MALL
REDEVELOPMENT PROPOSALS

HERITAGE

The following images identify how the development will look from key views in and around the town
centre. The extant consent is identified by a red line, whilst green or grey shaded areas display current
thinking in respect of the location and massing of buildings within the Minster Quarter.

View 22 from the junction of Baker Street and Waylen Street looking NE

- The Proposed Development is experienced kinetically in views looking east along Baker
Street.

- The new building is seen as part of the peripheral and emerging tall building context within
the town centre, bought forward by the Minster Quarter Regeneration Framework.

- The view does not detract from the special interest of the CA which is derived from its
predominantly 18th and 19th homogenous architectural character.

01 Existing View 22 fromthe HTVIA

02 Proposed View 22 with the consented scheme in
outline

03 Proposed Cumulative view with Minster Quarter

View 23 from the junction of Baker Street and Howard Street looking NE
Views taken from the west of the site over the IDR within the Conservation Area
Development site separated by the IDR and distance
The Hexagon, Aparto occupy the foreground, as will the Minster Quarter development
Historically, the Civic Centre would have been visible

Additional height and breadth of the development is appreciable but taken in context of the
town centre location and associated built form

01 View 23 fromthe HTVIA

02 Proposed View 23 with the consented scheme in
outline

03 Proposed Cumulative view with Minster Quarter
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