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3.1 Phase 3 Outline Planning Permission (2021)

The Outline Planning Permission for Station Hill Phase 3 establishes
the overarching framework for the comprehensive redevelopment of
Plots A, B, C and D. This is supported by a suite of approved Design
and Access Statement, Parameter Plans, a Design Code and a
Development Specification that together control land use, building
heights, massing, plot relationships, active frontages and the delivery

of public realm =S Y Phase 3 Phase 2
The outline consent is underpinned by a Section 106 Agreement
securing key planning obligations to ensure that Phase 3 is delivered

in a coordinated manner that completes the wider Station Hill
masterplan. These agreements include:

e Affordable housing provision

. Public realm delivery and maintenance
. Transport and highways works

. Public art

. Financial contributions

Application 2019

The Outline Planning Permission masterplan for Station Hill North
establishes a flexible, parameter-led framework for the comprehensive
redevelopment of the site through a hybrid planning application, with
Phase 2 approved in detail and Phase 3 approved in outline, allowing 24 BUILDING SETBACKS AT PLAZA LEVEL AND PLAZA 41 - AL SCHEMES
future reserved matters applications to come forward within clearly
defined controls.

2.0 MASTERPLAN

The masterplan fixes the overall structure of development plofs,
maximum building envelopes, height hierarchy, land-use ranges,
public realm, access, streets, basement extent and townscape strategy,
while deliberately avoiding a single illustrative scheme so that different
design responses can be accommodated over time.

Phase 3 is organised info four principal plots (A-D) around an
elevated, publicly accessible plaza and a series of connected streets
and spaces, integrates a tall-building hierarchy with Plot C as the
primary landmark, secures minimum public realm widths and building
separations, and safeguards key connections to Station Hill, Greyfriars
Road and Garrard Street

Figurn 2.4 - Plt Parametor daviton n lustative Schemas 1 and 3 Figure 2:4.9 - Plot Parametar doviaton in iusratve Schare 2

Approved Maximum Parameter Diagram - Refer to Approved DAS for Hybrid Planning Buildable zones and setbacks
Application 2019
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3.2 Two Parameter Options

The Outline Planning Permission was originally granted with a single
set of Parameter Plans.

Following further design testing undertaken during 2025, the Applicant
identified an opportunity to introduce limited flexibility to the approved
parameters, while remaining within the scope of the Outline Planning

Permission. In order to facilitate this, a Section 96A application was e
submitted to amend the approved Parameter Plans.
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The Section 96A application intfroduced a second set of Parameter
Plans, referred to as Scenario 2. For clarity and ease of reference,

PLOTA:
PLOTA
Maximum buiding height Waximum buiding height

Buicing vl step down

oo s bran et “"““7

the originally approved Parameter Plans were, af that point, 777> o ! TOTC &
retrospectively referred to as Scenario 1, solely to distinguish them from Tt buiéng i 4

the newly introduced Scenario 2. A

PLOTA:
Minimam buding hight
#62m AOD

Maimom buiding height
+97.4m AOD

similar in overall quantum and disposition, they allow Phase 3 of the
masterplan to be brought forward in slightly different ways. Each
set of Parameter Plans is supported by its own Design Code, which
establishes the design guidance and rules that future development

must comply with as part of any subsequent Reserved Matters
App”COIﬂOI’]S. PLOTD. SHOULDER: | [pLOTD:

Minimum buiding height | | Minimum buiding height
+62m AOD +62m AOD.

(]
Maximum building height Maximum building height 1
The Section 96A amendments were approved by Reading Borough /
Council in November 2025. /
it it Resin S
As a resulf, the Outline Planning Permission now comprises two s 7 T g 7T
alternative sets of Parameter Plans. Whilst both scenarios are very e //
e

GARRARD STREET
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PLOTD:
Wisimum buiding height
+62m AOD,

Masimum buiding height | | Maximum buiding height
+72mAOD +116.5m AOD

JonasinoEn

This application for Reserved Matters has followed the guidelines and
parameters of Scenario 2. This includes the following key principles.

Maxmum buiding height
+118.5m AOD

s

The key differences between Scenario 1 and Scenario 2 are as follows:

«  Scenario 2 requires a gap between Plot B and Plot D, resulting
in Plot D coming forward as a separate, sler?der building, Th'? Parameter Plans and max AODs (Scenario 1) Parameter Plans and max AODs (Scenario 2)
arrangement enables a new public connection between Station
Plaza and Garrard Street.
. Scenario 2 requires Plots A and B to be articulated vertically
rather than horizontally. The Design Code establishes a stepped
reduction in massing from north to south across Plots A and B.

. Scenario 2 allows plant and lift overruns to exceed the maximum
plot parameter height by up to 2.5 metres, provided sufficient
setbacks from parapets are incorporated to ensure that visibility
of plant from street level is avoided.
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3.3 Scenario 2 - Parameter Plans

The parameter plans define the fixed spatial and quantitative limits
within which future reserved matters applications must be designed,
providing a clear framework that secures the acceptability of the
outline consent while allowing detailed design flexibility.

163000
PLOTC: [ PLOT C; PLOTC:
Minimum buiding height | | Maximum western extent | | Maximum building height
+81m AOD of Plot C at or above located at east of plot.
5 R 120m AOD When the building steps,
4 - ) Maximum bulding helght U muststep down from nore
«  They establish the maximum extents of development in terms e easlowest
of plot boundaries, building envelopes, heights, land use ol
distribution, minimum distances between buildings, public realm o PLOTA e
i i ici Maximum bullding helght
configuration, access and servicing arrangements, and basement Ve gl
1 1 1 i Building will step d 5
extents, ensuring that key principles tested at outline stage are not ki Wl sip oy o
Deslgn Code for additional
exceeded. i
. PLOTA:
The parameter plans act as a control mechanism for subsequent Mk bilktg el
detailed proposals, giving certainty to the local planning authority TS — T .
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and stakeholders that future designs will remain compliant with the e
approved vision and assessed impacts of the scheme.
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3.4 Design Code (2025 - Scenario 2)

3.4.1 Massing

The Design Code establishes a clear and legible massing hierarchy,
with Plot C forming the tallest district landmark and the visual crown of
the townscape, stepping down in height to Plot A as a local landmark
and further to the lower-scale Plots B and D fo respond sensitively to
surrounding residential areas.

Buildings are required to read as distinct vertical elements, reinforced
by mandatory gaps between plots and minimum height differences
to prevent visual merging and to create slender forms and public
connections.

Within individual plots, massing must be stepped and articulated
rather than expressed as continuous flat fagades, with controlled
podium and plaza levels safeguarding a minimum 18m-wide core
public realm and increasing separation at upper levels.

Buildings should be composed with a clear base, middle and top,
using setbacks and modulation to manage scale, protect daylight and
views, and ensure a positive contribution to streets, public spaces and
the wider Reading townscape

4.0 PLOTS

41 PLOTA-LAND USES AREAS

42 PLOTA-MASSING
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3.4.2 Scale

The Design Code establishes building separation requirements that
protect public realm quality, privacy and environmental performance
by prioritising generous spacing at lower levels and controlled
separation above.

A minimum 18m wide public realm must be maintained between
facing fagades at plaza and plaza + 1 levels, with flexibility to increase
this distance where design or environmental factors demand, while
deliberate gaps between buildings ensure taller elements read as
distinct forms, support permeability and enable public connections.

Overall, this approach secures openness at the heart of the scheme,
clear and legible building forms, and adaptable separation distances
to deliver high-quality living and working environments.

2.0 MASTERPLAN

23 MAXIMUM PLOT HEIGHTS, SETBACKS
AND GAPS

3.4.3 Building Separation

Buildings are to be set apart to safeguard daylight, privacy, outlook
and good microclimate conditions while also allowing a dense, legible
urban form.

Separation distances vary by building use and height, with greater
distances expected where residential accommodation faces other
residential buildings, and more flexibility where commercial uses face
each other.

All layouts must demonstrate that the proposed separation achieves
acceptable living conditions and townscape quality rather than relying
solely on fixed numerical distances

4.0 PLOTS

412 PLOTD-SETBACKS

L NORTH - DESION CODE - SCENARIOZ HYBRID APPLICATION PHASE 263
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3.4.4 Fagades & Appearance

The fagade requirements emphasise high-quality, well-articulated
building elevations that respond to scale, use and context. Buildings
are expected to express a clear base, middle and top, with active and
visually permeable ground floors where they address streets, plazas
and key routes.

Fagade design should use vertical and horizontal articulation, recesses,
set-backs and changes in material to reduce perceived bulk, break
down massing and create legible, human-scaled frontages, while
ensuring consistency and coherence across the wider development.
Openings, balconies and fagade elements are to be carefully
proportioned and aligned to reinforce a strong architectural rhythm
and provide visual interest at all levels

Materials, colours and textures should be coordinated across plots

to achieve a unified identity, yet allow subtle variation to distinguish
individual buildings. Detailing is to be carefully resolved, particularly at
corners, entrances and rooflines, with integrated lighting, signage and
servicing to avoid visual clutter.

2.0 MASTERPLAN

223 GENERAL PRINCIPLES - C1, C2 AND C3 USE CLASS BUILDINGS: ELEVATIONAL TREATMENT

...

L NORTH - ESIGN CODE - SCENARIOZ HYBIUD APPLICATION PHASE 263 »
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3.5 Outline Permission

Summary S
- Phase 3B

= Up to 350,000sqft of
.ommercial Office

This Outline permission for Phase 3 sets the framework for detailed
design, including:

¥ Maximum Height
-~ . P+24 residential stories
Phqse 3A Plot A Parapet: up to 126.25m AOD.
RS Plant Screen @ +128.35m AOD

. The demolition of Xafinity House
Up to 750 homes

| New Public Realm

e The position & distance between the buildings on the site A ta SIS ERt30 Link 1o Corrard)/Greyfriars

«  The heights of buildings =

Maximum Height

«  The areas to be landscaped as public realm = e > . . P+20 residential stories
e Maxi Heiaht Plot D Parapet: up to 116.25m AOD. Plant
. Where active frontages (shops, cafés and entrances) should be e i s Screen @ 118.35m AOD

locate 4 = WL i Plot B Parapet: up to 97.25m AOD. ——
3 3 o Plant Screen @ +98.825m AOD

e The minimum and maximum built areas for different uses (homes,
offices, hotel, leisure, retail, parking)

«  Maximum number of homes across the building plots

]
E
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Working becer v you

3.6 Reading's Policy and 3 [ e

Partial Update

9 Our overarching vision for fransport in

Reading has been aligned fo our wider vision
Creating a Clean and Green
Reading

& > | - for the fown in 2050, our Local Plan, and
rO e g y . = ) ~ relevant national, regional and local policies.
Consultation on the § v
Pre-Submission Draft 3 ¥ ! Our Objectives
(Regulation 19), November 2024 ¥ 2 q .

Ourshrategic objectives have been
developed os the guiding principles running
through this strategy fo ensure and set
out how we will measure our success in
delivering our vision for transport in Reading.

Create healthy sfrests fo encourage active
Supporting Healthy Lifestyles fravel and fifestyles, improve connectivity fo.
key desfinations and increase personal safefy

Since the outline application was granted planning permission in 2027,
there have been a number of additional strategies to the Reading .
fown centre plan. We are aware of these documents and considering
the impact that Phase 3 can have on these town centre strategies

to ensure Station Hill is supporting the next decade of the council's
aspiration.

Enabling Sustainable and
Inclusive Growth

NS

*Q

Connecting People and

®

[

«  Local Plan Partial Update (out for consultation ) 1o T : :
. Reading Town Cenhl?e Pubﬁc Realm Strategy ) it i L°C°”'°"5'f°" Plani'4/(2024:40)
Reading Transport Strategy 2040

Embracing Smart Solutions

. Reading Transport Strategy

. )))

Need for New Homes in Reading

There is a pressing need for new homes in Reoding. The housing target
is increasing (as indicated below) and Station Hill Phase 3 can provide
a bi% boosfto local housing delivery on a truly sustainable site to help
meet the growing local need.

«  Adopted Local Plan (2019)= 689 homes per annum

. Partial Update (2024)= 825 homes per annum (+20%)

. New Standard Method Housing Need (December 2024)= 1,028
homes per annum (+49%)

Delivery of Phase 3 for new homes assists with Reading housing swolfl
(5YHLS). It will also assist with the Reading Housing Delivery Test ( Ts/
score when built.
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