SSE site application 200188 — CADRA Appeal Statement APP/E0345/W/21/3276463

1. Alignment, coherence and legibility of the new pedestrian and cycle route from the station to the river.
The Reading Station Area framework and the Reading central area action plan allowed for a direct link both
visually and in landscape terms through to the river from the station. Due to the need to retain SSE
equipment, only part of the SSE site has come forward for development. Berkeley have thus moved the
pedestrian and cycle route west from the route intended, whereas Aviva on the adjoining site have kept the
original alignment. There is thus now an indirect route to the river and a dog leg along the way, and the
possibility of taking advantage of the view from the new fully glazed first floor station concourse towards the
river has been lost. This is a failure of urban design. The alignment of buildings along the route on the
Berkeley site does not add to the directness of the route. There has not been liaison between developers on
the alignment of the route. Coordination of detailed design between developers along the route such as tree
species, hard surfacing, street furniture etc would also be beneficial.

2. Building heights directly adjacent the river.

We previously raised the matter of heights of buildings and the skyline directly adjacent the river. The
Thames is a major local and national landscape asset. The still applicable Station Area framework document
gives indicative heights of 4 to 6 storeys. Even taking these as ‘commercial’ storeys, the 10 residential storeys
proposed for the eastern block on the site is excessive and not in accordance with the framework. There will
be significant new overshadowing of the River Thames as indicated in the applicants Daylight/ Sunlight
report. The proposed 10 storey eastern block alongside the Thames is also substantially higher than the
successful Thames Water HQ building to the east. The skyline as viewed from the Thames itself and from
Christchurch Meadows will be damaged.

3. General

There are a number of positive aspects to the proposals that can be highlighted. The direct connection of the
Christchurch footbridge into the site is well handled, together with the provision of a cafe. The landscaping
at footpath level adjacent the towpath alongside the river is welcome. We believe that the restrained
ornamental brickwork to the riverside buildings together with the choice of a light coloured brick on these
north facing buildings works well. Detailing on the proposed Vastern road buildings looks more forced and its
success will be dependent on detailing, the depth of reveals, shadow lines etc to avoid the bland.

SSE site application 200188 - Further comments before PAC meeting

From: CADRA

To: emmett.mckenna@reading.gov.uk

Cc: "Tony Page" <tony.page@reading.gov.uk>; julie.williams@reading.gov.uk; "Jonathan Markwell"
<jonathan.markwell@reading.gov.uk>; Planning.Administration@reading.gov.uk;

Sent: Friday, 26 Mar, 21 At 20:25

Subject: SSE site application 200188 - Further comments

Dear Chair

CADRA would like to comment further to the PAC on the SSE site application 200188 which is coming before
your Committee on 31st March.

Our original comments made in April 2020 on this site are largely reproduced in the Officer's report and
related to :

1. The alignment, coherence and legibility of the new pedestrian and cycle route from the Station to
the River
2. Building heights adjacent to the River.
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However, we had previously contacted the Planning Department in November 2019, not only in respect of
this site, but also the adjoining Aviva and Hermes sites. We highlighted the need for common urban design
principles which should apply to these three connected and related sites which are in multiple ownership.
This would include alignment of the route from the station to the river, a careful analysis of the potential for
Views through from the station and the coordinated placing of buildings across the three sites, together with
an integrated hard and soft landscaping approach to the public realm. This would optimise the outcome for
the town. We were concerned about the ad hoc and piecemeal nature of the proposals coming forward at
the pre-planning stage.

RBC’s Reading Station Area Framework and the Reading Central Area Action Plan also suggest such an
approach and allowed for a direct link both visually and in landscape terms through to the river from the
station. These frameworks possibly assumed the availability of all of the SSE site. If this is now unrealistic, the
Framework needs to be revisited. Otherwise, the SSE, Hermes and Aviva schemes will make no sense and the
Planners and subsequently the PAC will find themselves in continuing difficulty. And a major opportunity for
the town will be lost.

We suggest that a limited but detailed Urban Design and Public Realm brief should be urgently prepared by
the Council to guide the detailed coordination of these sites, including the SSE site, in order to resolve the
impasse that has been reached. We appreciate the resource limitations that the Council is under but believe
this could be done quickly and effectively.

CADRA appreciates these comments widen out from the SSE site application 200188 that will come before
you, but this application is a critical part of that wider picture and we hope that these comments are
therefore both relevant and of use.

Kind regards,

Caversham and District Residents Association
www.cadra.org.uk

Please 'like' our Facebook page
https://www.facebook.com/cavershamresidents
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From: CADRA

Date: 14 April 2020 at 15:32:17 BST

To: Jonathan Markwell <jonathan.markwell@reading.gov.uk>
Subject: 55 Vastern Rd, Reading - Application no 200188

Dear Mr Markwell,

Further to CADRA’s letter of 14 November 2019 to Richard Eatough which made observations on the need
for the Hermes, Aviva and Berkeley sites to be considered as a whole in respect of their density, heights,
massing, green space principles and the route from the station to the River, and not in a piecemeal way, we
are now writing with our comments on the Berkeley application 200188, recently submitted.

1. Alignment, coherence and legibility of the new pedestrian and cycle route from the station to the river.
The Reading Station Area framework and the Reading central area action plan allowed for a direct link both
visually and in landscape terms through to the river from the station. Due to the need to retain SSE
equipment, only part of the SSE site has come forward for development. Berkeley have thus moved the
pedestrian and cycle route west from the route intended, whereas Aviva on the adjoining site have kept the
original alignment. There is thus now an indirect route to the river and a dog leg along the way, and the
possibility of taking advantage of the view from the new fully glazed first floor station concourse towards
the river has been lost. This is a failure of urban design. The alignment of buildings along the route on the
Berkeley site does not add to the directness of the route. There has not been liaison between developers on
the alignment of the route. Co ordination of detailed design between developers along the route such as
tree species, hard surfacing , street furniture etc would also be beneficial.

2. Building heights directly adjacent the river.

We previously raised the matter of heights of buildings and the skyline directly adjacent the river. The
Thames is a major local and national landscape asset and public design guidance should be available for
developers in respect of height and distance from the River Thames. The still applicable Station Area
framework document gives indicative heights of 4 to 6 storeys. Even taking these as ‘commercial’ storeys,
the 10 residential storeys proposed for the eastern block on the site is excessive and not in accordance with
the framework. There will be significant new overshadowing of the River Thames as indicated in the
applicants Daylight/ Sunlight report. The proposed 10 storey eastern block alongside the Thames is also
substantially higher than the successful Thames Water HQ building to the east. The skyline as viewed from
the Thames itself and from Christchurch Meadows will be damaged.

3. General

There are a number of positive aspects to the proposals that can be highlighted.

The direct connection of the Christchurch footbridge into the site is well handled, together with the
provision of a cafe. The landscaping at footpath level adjacent the towpath alongside the river is welcome.
We believe that the restrained ornamental brickwork to the riverside buildings together with the choice of a
light coloured brick on these north facing buildings works well. Detailing on the proposed Vastern road
buildings looks more forced and it’s success will be dependent on detailing, the depth of reveals, shadow
lines etc to avoid the bland.

| hope these comments are useful to you in your consideration of the application.

On behalf of Caversham and District Residents Association
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