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Vision.

To enhance the Newbury Conservation Area by restoring the look, feel and character
of - this part of - Newbury to intrinsically knit back into the urban grain of the historic
settlement pattern. To deliver that objective within the remit of modern expectations
for living accommodation, sense of place, ownership and belonging within a
development rich in charm, character and amenity.

This development will need to be unique, with the capacity to be an exemplary
scheme that wholly enhances the Conservation Area, restores the identity of Newbury
and offers a creative take on modern living expectations.
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Introduction

This Application seeks to redevelop the Kennet Centre together with improvement works to the Kennet multi-storey Car Park and Cinema. This section confirms the Purpose, contains a Synopsis of the Proposal, cites the Planning Status of the

Application Site and then explains the Structure of the document.

The
Kannat | %
Canlre E

Figﬁfe 1..1:.Location of the Application Site .
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This  Design &  Access Statement
accompanies the Full Planning Application
for the redevelopment of the Kennet
Centre, Newbury for;

Full planning permission for the
redevelopment of the Kennet Centre
comprising the partial demolition of the
existing building on the Application Site and
the development of new residential
dwellings (Use Class C3) and ancillary
facilities, commercial floorspace (Class E
(a, b, ¢, d, e, f, and g)); access, parking,

and cycle parking; landscaping; sustainable

energy installations; associated works, and
alterations to the retained Vue Cinema and
multi storey car park.

The document has been prepared by Woods
Hardwick Ltd - Architects & Development
Consultants - and is submitted on behalf of
Lochailort Newbury Ltd.

Purpose.

This document has been prepared in
accordance with the General Development
Procedure order (GDPQO) as amended and
the guidance given in the Local
Government (DCLG) publication: Guidance
on Information Requirements and
Validation, = which  requires  Planning
Applications to be accompanied by a Design
and Access Statement. Consequently, the
purpose of this statement is to explain:

“...the design principles and concepts that
have been applied to the proposed
development and how issues relating to
access to the development have been dealt
with”.

Reference has also been made to the
Commission for Architecture and the Built
Environments’ (CABE) guidance on ‘design
and Access Statements: How to write, read
and use them’ (CABE).



Brief Synopsis of the Proposal.

This Application seeks to redevelop the
Kennet Centre and together with an
additional floor on the Multi—Storey Car
Park. The proposed application can be
summarised as follows;

. Demolition of the Kennet Centre
save for parts of the perimeter wall
where it abuts existing buildings.

. Erection of 317 dwellings, 5 new
commercial units, and a community
concierge and residents facilities.

. Retention of the Vue Cinema and the
commercial units at ground floor
level, V1, V2, V3, V4.

. Improvement works to the Kennet
Multi-Storey Car Park to incorporate
a more efficient car parking layout,
inclusive of an additional floor to
the Car Park. Works also include a
generous cycle storage facility.

Works to the Vue Cinema to
deliver a new fire escape route and
rearrangement of ground floor
including refurbished commercial/
office floor space.

Works to the Kennet Centre
perimeter wall to retain servicing
access to the rear of The Globe, The
Newbury and the Catherine Wheel -
no works to these buildings are
required.

Construction of new accesses.
Off-site Highway Works.

High quality hard & soft landscape
scheme along  with rooftop
community hub and multi-functional
amenity spaces.

Structure.

This document seeks to explain the
proposed design only, and is split into the
following sections that address the
following topics;

° Context:

This section will describe the site location
in an immediate and broader town and
settlement context. This section will also
describe the existing character of the area
and its relationship to the Town’s facilities
and heritage.

° Concept:

This section will describe the scheme’s
overall objective - Old Town - the footprint
of the Kennet Centre and the opportunity it
presents. This section will also go on to
describe the Urban Grain and Conceptual
Evolution of the scheme. Finally, this
section will explore the typical Typologies
being explored and used within the
scheme, providing precedents where
applicable.

° Detailed Design:

This section will detail the Mix & Quantum,
the Layout, Form, Scale, Appearance and
Landscape of the scheme. The section will
also detail the proposed Amenity - outdoor
and privacy. The section will also detail the
Movement &  Access, Sustainability,
Security and Servicing.

DESIGN & ACCESS STATEMENT : OLD TOWN, NEWBURY

Other Supporting Information.

This Application is supported by reports and
plans of the following:

. Planning Statement;
. Archaeology Report;
. Ecology;

. Heritage;

° Transport;

. Sustainability/ Energy;

° Air Quality Assessment;

. Noise Analysis;

° Flood Risk;

. Drainage Assessment;

. Retail and Economic Analysis.
This list is not exhaustive.

This document along with the Architectural
Package should be red in conjunction with
all of the other supporting material.
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Figure 2.1: The setting of Newbury within the context of the North Wessex Downs National Landscape.
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Context

This section of the Design & Access Statement explores the site context in terms of Location, the Conservation Area setting and Appraisal -

concluding with a Summary.

Location.

Newbury is a market town located in the
South-west region of West Berkshire,
situated beside the River Kennet.

Macro Scale.

The town is located c.40km South of
Oxford, c.40km North of Winchester,
c.32km West of Reading with London
beyond.

\ . -
\Eh:—-. /_/ f &l ;'//

Figure 2.3: Location of Newbury within Berkshire.

Newbury is located on the Northern edge of
the Berkshire Downs, and is surrounded by
the North Wessex Downs Area of
Outstanding Natural Beauty to the North,
South and West.

Micro Scale.

Newbury centres around the intersection of
the Market Place, Mansion House Street,
Bridge Street and the River Kennet.

The Application Site, known as the Kennet
Centre, is located just South of the River
Kennet, and comprises a dated shopping
centre, the Vue Cinema and the Kennet
Centre Multi-storey Car Park. The site is
defined by Bartholomew Street to the
West, Cheap Street to the East and Market
Street to the South. The site also benefits
from fronting onto part of Market Place.

: e B
.- N b
A 'hﬁ

Figure 2.4: The Application Site and immediate Town context.

Transport Links.

The site is a 2 min walk to Newbury Train
Station, located to the South of the site.
The site also has the benefit of easy access
to the shopping area to the North and the
public parks to the North-east and North-
west. The local facilities are detailed in
latter pages.

The Site also benefits from bus stops
located on Market Street to the South and
Cheap Street to the East and is within a 5
minute walk of the town’s bus station.

DESIGN & ACCESS STATEMENT : OLD TOWN, NEWBURY

referencing the Newbury Town Conservation Area Appraisal and Management Plan (NTCAAMP)

The Town Centre location of the
Application Site offers local and convenient
access to all the facilities the Town has to
offer, from shopping, education, worship,
employment and recreation as well as easy
access to major infrastructure links.

Newbury benefits from easy access onto
the M4 leading to large towns such as
Swindon, Reading and London. The town

also benefits from easy access onto the A34
and A339 leading to  Winchester,
Southampton, Oxford and Basingstoke.

The Site.

River Kennet.
Bridge Street.
Market Square.

Radial Streets.
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Existing Benefits & Disbenefits.

The site and the immediate locale serve

Newbury in the following way;

Provides an indoor pedestrian
connection linking  Bartholomew
Street to Cheap Street and Market
Street.

Provides a strong perimeter block of
built form that defines the street
corridor.

Provides shopping and hospitality
opportunities.

Provides employment opportunities.

Conversely, the site and immediate locale

fail to serve Newbury in the following way;

The indoor pedestrian connection is
only open during retail shopping
hours. Due to the current retail
climate, the indoor connection is
unattractive for visitors and retail
operators due to lack of shop
occupancy and lack of pedestrian
footfall.

The perimeter block is dated
architecturally, of a post war
vernacular and very much of its
time. This creates vast amounts of
blank walls with little opportunity to
address the street-scene.

The Kennet Centre is ‘of its time’
and is struggling to attract and
retain tenants. The hospitality,
retail. and  entertainment in
Market Place and North of Bridge
Street attract and retain tenants
with more success.

DESIGN & ACCESS STATEMENT : OLD TOWN, NEWBURY
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Socio-Economic Context.

The Application Site, located just South of
the River Kennet, consists predominately of
a dated Shopping Centre which contains
many vacant units.

PAGE 14

hif ol S I L & ) W
nham land 58 ki

00‘4\3 3 “-' ‘ \ "
\ |

@ U+ S—

WS-
"l =
L
.o ——
— - B A
Figure 2.5: Site Location and Surrounding Facilities.
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‘ Site Location.

River Kennet & Avon
Canal Leisure Route.

Main Shopping Area
(Parkway & Northbrook
Street).

Superstore.

Recreation Parks.

Railway Station.

Multi-Storey Public
Car Park.

A
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Public Car Park.

Cinema.
Café, Pub, Restaurant,
Takeaway.

Pedestrian Route to
Railway Station.
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Conservation Area. Listed Buildings - Adjacent to the

The Application Site is wholly located with Application Site.

the Newbury Conservation Area. There are 4 Listed Building that Ternis CouR

The site itself does not contain any listed immediately abut the site, these are;

Bowling Gréen
buildings nor any buildings of local . The Newbury (formally known as the :
distinction, however, there are listed Bricklayers Arms);

building adjecent to and adjoining the . The Catherine Wheel Inn;
Application Site.

. 33 & 34 Cheap Street;
. 21-25 Market Place.

The Historic England description of these

o

..‘9 4 INewbusy/C

properties are listed in the next slides.

F1gure 2.6: West Berksh'1.rﬂe Conservatlon Area (denoted by the orange shade) - Figure 2.7: Listed Buiiding (tagged) adjacent to the site and in the locale.

(Source: Historic England).
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The Newbury.
Grade: |l

List Entry Number: 1220000

Located at 137 & 138 Bartholomew Street,
The Newbury is listed under it’s former
name, the Bricklayers Arms.

Historic England describe the building as

“Early C19 public house. Two storeys. xS 2 ), L |
| $ TYY QQVYY Y.

. ) Bongion o
Double fronted with 4 windows. Lower, 2 & 138" House

%8 9 ga=—1{
Y |

A
3

o of POSTS

window extension with carriageway at

south end. Main block with hipped tile > b 7m/ - Lbriat Plack :

roof; south extension with slate roof. Multi 9 9 9 e 9
-coloured stock brick. Plain stucco bands at e 9 9

1st floor level. Gauged flat red brick 9 9 9

arches to recessed sash windows, most

with  glazing bars; extension with
architraves to 1Ist floor windows.
Architrave doorway with console-bracketed
pediment.”

NEWBURY

¢ 8

o
ctral 5
& Market Street e %,
D \ v < . 9,

Figure 2.8: Location of The Newbury. (Source: Historic England). igure 2.9: The

D e

euy. (ource: Historic England).
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Catherine Wheel Inn.

Grade: Il
List Entry Number: 1220926
Located at 38 Cheap Street.

Historic England describe the building as

“Early-mid C19 public house in Tudor style.

Two storeys. Three windows. Slate roof

with br:cl'< stack.wrth. 3 decorated .flue \*\ & &hvyv 9 9 vvv\o \
shafts. Painted brick with ashlar dressings. & ‘ 234 ¥

Crenellated parapet stepped up over inn w\‘\\‘\\-‘f % 9 9
sign plaque. First floor sill string. Two and p

3 light mullioned windows with arched 9
heads and hood molds. Arched doorway at . ‘ “eem 9
north end with hood mold. Wide carriage 9 9

entrance at south end.”

o) v

Figure 2.10: Location of the Caterine Wheel Inn. (Source: Historic Engla;nd). Figure 2.11: The Catherine Wheel Inn. (Source: Historic England).
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33 & 34 Cheap Street.

Grade: Il
List Entry Number: 1290757

Historic England describe the building as
“Circa 1679 on carved pendants, renovated
late C19 and mid C20. Two-and-a-half
storeys. Three gabled bays. Tiled roof and
tile hung gables with swept verges. Gables

with carved bargeboards and drooping ‘:_5‘\\ Bongian WV Q 9 VV{V\Q . .
finials dated 1679, with the initials "SAM". B 2 % 9 9 yine of Post
Plastered front. Wooden modillion eaves O\VZ_.

cornice. Three light casement dormers in 9 76.7m/ o Market Place 9

gables. Three light 1st floor windows with 9

mullions, transoms and glazing bars. e gy 9 9
Modern shopfronts. The house was 9 9 9
formerly the family house of the Mermian 3 9

family. "SAM”" stood for Samuel and Ann :

Mermian. (Newbury Buildings Past and 9

Present (1973) 19).”

o} v

Figure 2.12: Location of 33 & 34 Cheap Street. (Source: Historic England).
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21-25 Market Place.

Grade: Il
List Entry Number: 1210281

Historic England describe the building as
“Early C19 reconstruction of older
buildings. A lead plaque with date 1681
found in 1970 in restoration at No 25 has
been fixed to the Market Place frontage. In _ .
1849, 5 separate buildings, now in 3 .;‘-‘"\\ Hangio VVV 9 9 VV(YQ
occupations. Three storeys. Fenestration: ‘\\\“‘ % o 9

No 21, 3 windows; No 23, 2 windows; No O

25, 2 windows with recessed 1 window bay 9 feTmy - Q ” dse 9
at north end. Stucco front. Hipped Welsh 9 16.6m

slate roof. Recessed sash windows with i pe—_— 9

glazing bars; 1st floor windows of south 9 9

bay of No 25 altered; 1st floor of north bay - /A 9
of No 25 with shallow bow window and :

arched 2nd floor window. Modern shop _‘-f' 9

fronts. Passageway between Nos 21 and 23.

At the rear of 21 is a 3 gabled C18 brick 9 /3 9

wing with some original early C18 sash 9 / 9 9
windows on the ground floor and a molded 9

brick overhang. Tile hung gables with

GRIGLIA PIZIA

molded wood bargeboards and pendants.
Large central chimney stack. (Newbury

Buildings. Past and Present (1973), 46).” 9 ol 8
Tz
o ov s (= &

Figure 2.14: Location of 21-25 Market Place. (Source: Historic England). Figure 2.15: 21-25 Market Place. (Source: Historic England).
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o v
Other Listed Buildings located close to the P
site, include; ‘
. 16 Bartholomew Street;
) 17 Bartholomew Street;
. Newbury Post Office (Cheap Street);
. 41 Cheap Street;

. 48 Cheap Street;

i

o The Elephant at the Market (Market ' N s e :
Figure 2.19: 41 Cheap Street.

Foee e —=

7 Barthomew Stret. -

Square); b oa Figure 2.17: 1

N Corn Exchange (Market Square); : L (Source: Historic England). (Source: Historic England).

. The Hatchet (Market Square).

P

'Fi'g_ur-e— 2;.16;;16 Bartholomew Street. Figure 2.20: Newbury Post Office.w Figure 2.21: 48 Cheap Street.

(Source: Historic England). (Source: Historic England). (Source: Historic England).
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Figure 2.23: The Hatchet Inn.

(Source: Historic England).

|
|
|

3

~d

Figure 2.22: The Elepant At the Market. Figure 2.24 Corn Exchange.

(Source: Historic England). (Source: Historic England).
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There are other notable listed buildings,
namely the Grade | Listed Building, the
Parish Church of St Nicolas and the
landmark Grade Il Listed Building, the Town
Hall & Municipal Buildings.

Figure 2.25: Parish Church of St Nicolas. (Source: Historic England).

Figure 2.26: Town Hall & Municipal Buildings. (Source: Historic England).
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While there are numerous other Listed
Buildings in Newbury Town Centre, the
design team took particular interest in the
following buildings that assisted in the
formation of spaces that informed the
proposed scheme design.

Of particular note where the following;

° 149 Bartholomew Street, 150 & 151
Bartholomew Street, 21-25 Market
Place and 27 Market Place.

The listed buildings define the entrance to/
from and the setting out of The Arcade. A
charming and pleasant passageway
between ground floor shop fronts along
with first and second floor residential
accommodation.

== T

s L il bt

Figure 2.27: Passageway entrance from Figure 2.28: 149, 15 & 151 Bartholomew Street create the tight passageway entrance into The Figure 2.29: Rear off 21-25 Market Place create the narrow shopping and passageway known as
Market Place. Arcade (formally Church Court). The Arcade (formally Church Court) linking Bartholomew Street to Market Place.
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. 4 Northcroft Lane and 102-103
Northbrook Street, and the former
stables (Figures 2.30 & 2.31).

This narrow passageway is formed along the
position of 102-103 Northcroft Street and
the adjacent dwelling to the North and 4
Northcroft Lane and the opposing stables.

The Passageway is used as a throughfare for
pedestrian traffic. It has a residential
facade on the Northern side of the
Passageway and a utilitarian character on
the Southern side.

1
1

|
|

(in the distance).
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et
Figure 2.30: 1
and adj. building define the tapered access.

Figure 2.31: No. 4 Northcroft Lane (Left hand side) and the former Stables (right hand side) are
at the widest part of this passageway which tappers to a narrower opening on Northbrook Street

02:103 Northbrook Street (left)

° 80 Northbrook Street, 2, 3 & 6
Cromwell Place and 7-12 Cromwell
Place Figures 2.32-2.34).

The below-left (fig. 2.34) dwellings form
Cromwell Place. A narrow pedestrian link
from Northbrook Street to West Street. The
Passageway entrance off Northbrook Street
is formed by an unsympathetic covered gap
that abuts the Listed 80 Northbrook Street.
The dwellings along Cromwell Place
directly face onto one another with a
strong building line and a regular
fenestration pattern.

Figure 2.32: 80 Northbrook Street with
passageway entrance to the left.

Figure 2.33: The use of semi-reflective glass is noticeable, which
assists with privacy given the close proximity of threshold curtilage.

i D Waoe Gl

Figure 2.34: 2, 3 & 6 Cromwell Place (left) directly overlook the opposing dwellings, 7-12 Cromwell
Place, and pedestrian link. Collectively, they building lines create a long, linear route linked on
place to another.



. 17 The Broadway, 19 The Broadway
and 21 & 23 The Broadway (figures
2.35-2.36.2).

The listed building on The Broadway along
with the early 19th Century dwellings/
shops to the rear create a tight, intimate
passageway. While currently in the need of
repair and maintenance, this court presents
a distinct character and charm.

As can be seen in figures 2.35, the
boundary location immediately opposite
the buildings to the rear, which now has a
degree of openness in the form of low wall
and railings onto a car park where the
historic facade of the opposing building
(i.e. on the alighment of the current dwarf
wall with railing) would have been. This is
further evidenced in the ¢.1890’s Map and
discussed in the later sections of this
document.

The existing boundary wall (highlighted),
overgrown in this picture, defines the width
of the passageway.

The existing boundary wall (highlighted),
viewed from the Northern entrance of the
car park off Oxford Street. The Yellow
building is part of Saddler’s Court.

DESIGN & ACCESS STATEMENT : OLD TOWN, NEWBURY

An extract from the ¢.1880’s map
highlights, in blue, the extent of built form
that historically formed the space. The
historic building line to the Northern side of
the space is now defined by the modern
wall (highlighted pink opposite).

Using this wall, one can experience how
intimate the space is and how it would
have once been even more so historically. A
unique character.

>

ST R e WA e

Figure 2.36.1: The narrow covered pedestrian access to Saddler’s Court with the Listed
Building, 19 The Broadway on the left and the Listed 1 & 23 The Broadway on the right.

Figure 2.36.2: Located to the rear off 19, 21 & 23 The Broadway, and the space defined by
them, is Saddler’s Court. One can see the dwellings/shops, most of which appears to be in its
original aesthetic, in a linear form and the intimacy of the space by way of the opposing
boundary, which was once a building before being demolished for a car park.
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. 4 Oxford Street, 26 The Broadway,
24 The Broadway & Associated
Outbuilding (former Adnams

Brewery).
A generous courtyard is formed behind the — S—
narrow carriage arch on Oxford Street. c = s— —
Figure 2.37: 4 Oxford Street, which contains the carriage arch to the left, 26 The Broadway (Legends) and 24 The Broadway (Gurkha Chef) are the
To the rear of No’s 4 Oxford Street and 24 Listed Buildings that form the entrance to and the courtyard space to the rear.

The Broadway are Outbuildings that where
once part of Adnams Brewery. These
Outbuildings form a generous courtyard
that contains serviced apartments along
both flanks and a raised planting bed in the

centre.

% $

it 3 s 5 & ,,,,‘ -‘ = 3 L » ot 4 > :ﬂ Sl lic ’ ‘H&lﬁ‘ ¥
Figure 2.38: Outbuildings to the r/o 24 The Broadway (former Adnams Brewery) are on the left Figure 2.39: Outbuildings to the r/o 24 The Broadway (former Adnams Brewery) for the Eastern flank of the courtyard space, which has raised
hand side with the outbuildings to the r/o 4 Oxford Street on the right frame the linear planters within it to break up the space.

courtyard space.

&)
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Conservation Area Appraisal.

Historic Settlement.

The Draft document recognises that the
Application Site formed part of the historic
settlement which can be seen in NTCAAMP
Figure 5: John Willis Map of 1768.

The NTCAAMP states that
significant changes within the historic

the most

settlement occurred in the 20th and 21st
Centurys
manufacturing, relocating Plenty’s Works
in  1965.
Plenty’s was located upon the Application

following the decline in
outside of the historic core

Site prior to relocating in 1965.

The NTCAAMP concludes that the “..The
biggest single change to Newbury Town
Centre came from the redevelopment of
much of the triangle of land between
Bartholomew Street, Cheap Street and
Market Street. Work started on the Kennet
shopping centre in the late 1960s, utilising
the space where Plenty’s Works had been
as well as the backyards of former burgage
plots; many historic buildings were also
demolished to create a mall which opened
in 1972. A second phase in 1985 expanded
the shops further to the north and Phase IlI
created a supermarket over part of a bus
station, and a department store which
stretched to Bartholomew Street.” (pg.
34), .

Lok gt
by L4\

Figure 2.40: NTCAAMP Fig

ure 5 Jbﬁn W

illis Map of 1768.

DESIGN & ACCESS STATEMENT : OLD TOWN, NEWBURY
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West Berkshire Council published the
‘Newbury Town Centre Conservation Area
Appraisal and Management Plan
(NTCAAMP)’ in December 2021 for
consultation, it is yet to be adopted.

Layout & Street Pattern.

The street pattern of Newbury town centre
retains its basic medieval route structure.
The street layout of the town is reflective
of the historic function as a place of
mercantile trade. The wide streets and
open spaces that once held markets,
Northbrook Street and Market Place,
remain the main shopping routes today.
(Source: NTCAAMP para. 7.4).

Plot Pattern.

Save for the Application Site, the majority
of the Town Centre Conservation Area
retains its historic form. Typically, the form
is of narrow burgage plots extending back
from the main throughfare. “The
narrowness of the plots is discernable from
the streetscape, where buildings of a
variety of styles and ages abut against one
another”. (Source: NTCAAMP para. 7.6).

“The depth of the plots is only perceptible
in some instances, where there are gaps
between buildings in the form of narrow
alleyways or small streets leading away
from main streets.” (Source: NTCAAMP
para. 7.6).
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“Glimpsed views down winding
passageways are a charming and distinctive
characteristic of the Newbury Town Centre
Conservation Area and provide a strong
connection with the past.”

This plot pattern characteristic has been

wholly lost as can be seen when comparing
the c.1880’s and Current Maps (see figures
2.43 & 2.43.1.

5 5 -

Figure 2.41: Eight Bells Arcade, off
Bartholomew Street - glimpsed views of the
curved alleyways beyond.

Figure 2.42: View down the winding
passageway west of Northcroft Lane
towards Northbrook Street.

Source: NTCAAMP.
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Public Realm.

The town only has a few locations where
openness is experienced, Victoria Park to
the east of the town and Market Place, a
large square framed by shops and municipal
buildings, adjacent to the Application Site.

Market Place is a large square framed by
shops and municipal buildings.

The NTCAAMP (para. 7.11) cites that...
“Newbury’s historic market spaces have
been retained and now provide important
areas of public realm for the town. Market
Place... ... is a wide, open area. The fan-
shaped cobbled setts in the square
reference the history of Market Place... ...
The square is utilised at times by the
businesses on the square, particularly
restaurants and bars that spill out onto the
street allowing for alfresco dining, which

“

creates a positive atmosphere.

Market Place, Bartholomew Street, Bridge
Street, Mansion House Street and
Northbrook Street all benefit from traffic
calming measures. The measures restrict
motorised vehicular traffic to outside of
daytime hours only (before 10am and after
5pm) save for the Southern extent of
Bartholomew Street which provides access
to the Kennet Centre Multi-Storey Car Park.

The traffic calming measures are enhanced
by the level surfaces across the road and
pavements, encouraging the sharing of the
space(s) as throughfares. The shared space
is defined with red brick road surfacing and
widened footpaths along Bartholomew
Street - adjacent to the Application Site.

The surfacing in Market Place combines red
brick road, large paving slabs and setts laid
in a fan pattern all across a level surface.

DESIGN & ACCESS STATEMENT : OLD TOWN, NEWBURY
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Figure 2.45: Bartholomew Street (North) offers wider pavements and traffi
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Figure 2.46: Bartholomew Street (South) has narrow pavements, some traffic restrictions and access to the Car Park which create
character and environment form the Northern extent of Bartholomew Street.
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c restrictions which allow for a more attractive street environment for spill.
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Figure 2.47: Bridge Street leading to Northbrook Street has wide pavements, tree planting and attractive street furniture offering a pedestrian
dominated street with space to spill. This area is discernably busier and a more pleasant shopping zone than Bartholomew Street (South).

Figure 2.48: Continuing from above, Northbrook Street (North) has wide pavements, tree planting and street furniture offing great pedestrian and
shopper amenity.
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Places, Yards & Passageways.

The NTCAAMP also recognises that Newbury
has numerous passageways, which vary in
townscape quality.

“Some passages have very positive public
realm, such as Weavers Walk, which has
outdoor planting, seating, and street
furniture. Similarly, Saddler’s Court is also
of high townscape quality with its York
Stone paving, greenery and attractive
cottage entrances. Passages without such a
strong public realm offering include part of
the passage connecting Pembroke Road and
Northbrook Street and Bolton Place. These
both ought to be considered ‘public realm’
but they are of lesser townscape quality,
devoid of any street furniture, have poor-
quality street facing and both have been co
-opted by other uses (bin storage and car
parking).” Source: NTCAAMP para. 7.17).

The NTCAAMP cites Inch’s Yard as a further
area with a positive public realm. This area
contains “..small-scale historic buildings
that are set-back from the main street.
The space is complemented by Victorian-
style lampposts and a café with outdoor
seating... ...also demarcated with raised
beds separating it from Market Street.”
Source: NTCAAMP para. 7.15).

The public realm at Inch’s Yard contains
historic-style street furniture, including
lampposts and bollards, café seating that
spills out into the courtyard creating an
attractive amenity space within the public
realm.

Figure 2.49: Two views of Inch’s Yard (Source: NTCAAMP).
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Figure 2.50: Positive public realm with‘
outdoor seating, trees and raised beds.

Weavers Walk (Source: NTCAAMP).

Trees & Greenery.

Save for its public parks, the Town Centre
does not have extensive greenery as a
consequence of the tightly-knit historic
urban fabric and route network. However,
there are urban areas that benefit from
trees that contribute positively to the
public realm, such as the semi-mature
trees in Market Square, along Northbrook
Street and the church yard planting along
the Northern extent of Bartholomew
Street.

A further landscape feature of note within
the Conservation Area is the use of raised
planters, particularly within the yards and
(wider) passageways. These successfully
offer green verticality while also assisting
in adding of interest and breaking up the
urban environment.

DESIGN & ACCESS STATEMENT : OLD TOWN, NEWBURY
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Figuré 2.53: Northblro'ok.S'treet. (Source: NTCAAMP).
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Figure 2.51: Market Square. (Source: NTCAAMP).
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Figure 2.52: Bartholomew St. and the Church Yard. (Source: Figu 2.54: Inch’s Yard. (Source: NTCAAMP).

NTCAAMP).
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Figure 2.55: Designated Heritage Assets Map. (Source: NTCAAMP)

Figure 2.56: Building Audit Ma-p. (Sdurce: “NTCAAMP)
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Kennet Car Park.

Kennet Centre frontage.

The Vue Cinema.

Positive & Negative Contributors.

The NTCAAMP seeks to comply with Para.
190 of the NPPF by setting out a positive
strategy for the conservation and
enjoyment of the historic environment.

In order to achieve this, the document sets
out the Designated Heritage Assets,

Positive Contributor’s and Neutral

Contributor’s, and, conversely, seeks to i B = J :, > A o - -
identify those buildings that are Negative Figure 2.57: Market Street View - The Negative Contributors are all along this street. The Area to be demolished is outlined red.
Contributor’s by way of a Building Audit, — TR PR, I R % x

please see the above Building Audit Map. Centre frontage.

Kennet Car Park.
-l

The entire exposed facade of the Kennet
Centre is considered to be Negative.

The Application Site does not contain any
Listed Buildings - but they do adjoin the
site. The surroundings broadly contain
mainly Listed Buildings and Positive
Contributors, reflective of the character of
the Conservation Area.

The perimeter buildings within the Kennet
Centre are all identified as Negative
Contributors with the exception of No. 17
Market Place (currently ground floor
restaurant’s with vacant venue above)

w’}?r?}?/

s

J

e

which is cited as a Positive Contributor.
This is disputed by the Applicant’s Heritage
Consultant, Montagu Evans.

a
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Figure 2.58: Bartholomew Street View - The buildings outlined red are the Negative Contributors proposed to be demolished as part of the Application.
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Figure 2.60: Market Square View - The buildings outlined
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The Vue Cinema.

"

Figure 2.59: Cheap Street View - The buildings outlined red are the Negatl:ve, Neutral and one Positive Contributors proposed to be demolished as part of th pplication.
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T — — )

e as stated in the NTCAAMP, Negative, Neutral and one Positive Contributors

pu—

proposed to be demolished as part of the Application.

Views.

The NTCAAMP states that “..views within
Newbury Town Centre are largely defined
by the historic route network, RXld]
allows for numerous channeled views.”

|

The NTCAAMP sets out the ‘near distance’
view corridors within the Conservation
Area.

Near Distance Views (NDV’s).

The NDV’s identified in the NTCAAMP that
the Application Site would directly
influence are;

. Vista/Wide View 4 (Fig. 2.61).
. Long View 10 (Fig. 2.62).

. Channeled View 15, 16 & 19 (Fig.
2.63-2.66).

Vista/Wide View 4 - Looking SW. Relatively
open view with fan-shaped cobbles in the
foreground. Buildings on the West of Market
Street have low, undulated rooflines with
open sky above.

Long View 10 - Looking south from the
Clock Tower in the Broadway, provides an
understanding of the extent of historic
commercial street and the fine grain and
regular rhythm of built form. Low-rise
buildings create an overall consistently
declining roofline that descends towards
the vanishing point of the view.
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tting and View
Map Key:
. Vistas / Wide
Views
Channeled View 15 - Looking north towards Long Views
Market Place showing the curve of the .
historic route and fine grain and regular Channelled,
Unfolding and
rhythm of historic buildings, although this is Kinetic Views
rather marred by the scale and materials
on the cinema building. - - : - ! Short /or Iitimate
. Figure 2.61: Vista/Wide View 4. (Source: Figure 2.64: Channeled View 16.1. WS
Channeled View 16.1 - Near the Kennet
NTCAAMP). (Source: NTCAAMP).

Centre, looking north, inside the
Conservation Area. Low-rise buildings
create an overall consistently declining
roofline that descends towards the
vanishing point of the view. The fine grain
and regular rhythm of historic buildings
notable, with the modern building on the
left matching this rhythm.

Channeled View 16.2 - Looking north near
Craven Road roundabout, showing the curve
of the historic route and fine grain, regular
rhythm and low building height of historic
buildings.

Figure 2.62: Long View 10. (Source: Figure 2.65: Channeled View 16.2.
NTCAAMP). (Source: NTCAAMP).

Channeled View 19 - Looking south down
Bartholomew Street, from the crest of
Newbury Bridge, showing the curve of the
historic route and fine grain and regular

rhythm of historic buildings.

Figure 2.63: Channeled View 15. (Source: Figure 2.66: Channeled View 19. (Source:
NTCAAMP). NTCAAMP).

Figure 2.67: Near Distance Views form inside the Conservation Area. (Source: NTCAAMP).
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While not directly influenced by nor
affecting the Application Site, the
NTCAAMP also discusses ‘Glimpsed Views’,
which are an important characteristic of
the Conservation Area.

Glimpsed Views.

The NTCAAMP cites that “..there are
numerous opportunities for small glances
iRl intimate passageways which run

off the main route network in the narrow
Figure 2.68: Weavers Walk - Northcroft Lane to the West of Northbrook Street. (Source:

NTCAAMP).

spaces between buildings or passing
underneath archways or over
carriageways. These lead into

courtyards behind the main

thoroughfares or link up with other
routes...”.

The Passageway linking Northcroft Lane to
the West of Northbrook Street is described
in the NTCAAMP as “..charming and
characterful”.

Figure 2.69: Eight Bells Arcade - From Bartholomew Street looking east, provides a sense of the Figure 2.70: Saddlers Court - From Northbrook Street looking west, rich historic fabric is
deep plot pattern, undulating route network. Historic fabric visible beyond.  (Source: visible. (Source: NTCAAMP).
NTCAAMP).
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Figure 2.71: Northcroft Lane - Inside the Conservation Area. From Northbrook Street looking

west, provides a sense of the deep plot pattern, undulating route network, with historic fabric
is visible. (Source: NTCAAMP).

Figure 2.72: Northcroft Lane - Inside the Conservation Area. From Northbrook Street looking Figure 2.73: Marsh Lane - Inside the Conservation Area. From Northbrook Street looking east, provides a sense of the deep
west, provides a sense of the deep plot pattern, undulating route network, with historic fabric plot pattern, historic fabric is visible. (Source: NTCAAMP).
is visible. (Source: NTCAAMP).
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Figure 2.74: From Northbrook Street looking east, inside the Conservation Area. Provides an
understanding of the conservation area setting. (Source: NTCAAMP).
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Figure 2.75: The Arcade - From Market Place looking West, inside the Conservation Area.
Provides a sense of the deep plot pattern and undulating route network. Historic fabric visible
beyond. (Source: NTCAAMP).

Urban Grain, Plot Sizes & Street Pattern.

The NTCAAMP cites (para. 11.4) the Kennet
Centre as an example of late 20th Century
redevelopment that has [ (slleJia=l R ]
large plot sizes to increase density at

the expense of historic properties”.

This has “..eroded the town’s character
and has a detrimental impact on the
setting of nearby heritage assets.”




Conservation Character Areas & Zones.

The NTCAAMP seeks to manage the
Conservation Area by dividing it up into
Character Areas and Zones based upon -
broadly - the differing uses, building
variety, styles, ages and typologies.

The Application Site occupies part of the
Market Place Character Area and the
Kennet Centre Character Area.

Figure 2.76: Character Areas Map (Source: NTCAAMP).

Character Areas Map Key:

1 Victoria Park Character Area
. 2 Park Way Character Area
3 Market Place Character Area

. 4 Northbrook Street Character
Area

. 5 Speenhamland Character Area

. 6 Kennet Centre Character Area

. 7 Bartholomew Street Character
Area

8 Almshouses Character Area

Market Place Character Area.

The Market Place Character Area is
characterised by:

The juxtaposition of tightly arranged
buildings which open out onto the
spacious squares or busy, open
throughfares.

At the heart of historic Newbury,
between the Wharf and Newbury
Bridge.

Victorian, Georgian and earlier
buildings.

Varied roof forms.

Tight-knit arrangement of buildings

whose heights and widths
demonstrate how plots were

developed piecemeal.

Organic and medieval pattern.

DESIGN & ACCESS STATEMENT : OLD TOWN, NEWBURY

Overwhelmingly urban character.
Varying Townscape.

Higher quality Townscape around
Market Square, Mansion House Street
& - the North of - Bartholomew
Street.

Lesser Townscape quality on Cheap
Street - particularly due to the
unsympathetic shop fronts.

Traffic free Market Place and
Mansion House Street improves the
public realm.

Cheap Street is heavy with vehicular
traffic rendering the public realm a
less desirable place which influences
footfall shopping experience,
affecting tenancy success.

Source: NTCAAMP.
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Kennet Centre Character Area.

The Kennet Centre Character Area is

characterised by:

The largest character area in
Newbury.

The area that has experienced the
most amount of change during the
20th Century.

Three main typologies or building
types, late 20th Century
development (Kennet Centre, Car
Park and Offices); Contemporary
Development (Weaver’s Yard) and;
Fine Grain Historic Buildings (along
Cheap Street).

Character defined by the winding
historic route network.

The Kennet Centre enclosed within
the triangular route network. The
shopping centre’s position in the
centre of this island.

All nearby buildings look onto the
Kennet Centre, making it a focal
point or central hub, which was
likely to have been central to its
original design.

The Kennet Centre has been
rendered an inappropriate occupant
of such a focal location.*

This is particularly the case on its
southern facade, where the Kennet
Centre presents an impermeable
brick wall to the streetscape. *

The Townscape in this area is quite

new.

The Kennet Centre’s Bartholomew
Street and Market Street Elevation
are prominent and fail to engage
with the streetscape. Impermeable
and faceless facade that detracts
from the streetscape.

Source: NTCAAMP.

*As high street trends have changed, and shopping centres have gradually lost their attraction, and

represents more of an obstacle that needs to be navigated around or through in order to reach the

more active parts of the town centre, such as Northbrook Street or Market Place. (Source: NTCAAMP).
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allows for an East-West indoor access connecting Cheap Street with Bartholomew Street, the centre presents an impermeable facade and
uninviting public realm with its vast blank facades. Comparing this character to the surroundings, the shopping centre presents an alien
character that does not contribute positively to the Conservation Area.




Summary.

Location.

An established Market Town with
excellent transportation links.

Socio-Economic.

A dated shopping centre containing
many vacant stores.

The majority of the shopping and
business activity has migrated North,
to Northbrook Street and the
Parkway Shopping Centre.

Conservation Area.

Most significant changes within the
historic settlement occurred in the
20th and 21st Century's.

The biggest single change to
Newbury Town Centre came from
the redevelopment of much of the
triangle of land between
Bartholomew Street, Cheap Street
and Market Street. Work started on
the Kennet shopping centre in 1975.

The street pattern of Newbury

retains its basic medieval route
structure.

Save for the Application Site, the
majority of the Town Centre
Conservation Area retains its
historic form. Typically, the form is
of narrow burgage plots extending
back from the main throughfare.

The depth of the plots is only
perceptible in some instances,
where there are gaps between
buildings in the form of narrow
alleyways or small streets leading
away from main street.

Glimpsed views down winding
passageways are a charming and
distinctive characteristic of the
Newbury Town Centre Conservation
Area and provide a strong
connection with the past

Market Place, Bartholomew Street,
Bridge Street, Mansion House Street
and Northbrook Street all benefit
from traffic calming measures.

The traffic calming measures are
enhanced by the level surfaces
across the road and pavements,
encouraging the sharing of the space
as throughfares.

Where motorised vehicular traffic is
not prohibited, the resulting
pavements can be quite narrow and
cramped so street furniture and
alfresco use is not possible.

The result - due to the lack of street
furniture and spill out onto the
street - is that the Southern extent
of Bartholomew Street, Market
Street and Cheap Street do not
create nor retain the same character
as the Northern extent of
Bartholomew Street, Market Square,
Mansion House Street, Bridge Street
nor Northbrook Street.

Newbury has numerous passageways,
which vary in townscape quality.

Some passages have very positive
public realm, such as Weavers Walk
& Saddler’s Court.

Positive public realm is described as
small-scale historic buildings that
are set-back from the main street,
complimented by historic-style
street furniture, including lampposts
and bollards, seating that spills out
into the courtyard, raised planters
creating an attractive amenity space
within the public realm.

There are urban areas that benefit
from trees that contribute positively
to the public realm.

A further landscape feature of note
within the Conservation Area are the
use of raised planters. These
successfully offer green verticality
while also assisting in adding of
interest and breaking up the urban
environment.

The Application Site does not
contain any Listed Buildings - but
they do adjoin the site - no locally
listed buildings and only one positive
contributors, opposite the Corn
Exchange.

The Application Site principally
contains wholly Negative
Contributors along with a couple of
Neutral Contributor’s.

There are numerous opportunities
for small glances into the intimate
passageways which run off the main
route network in the narrow spaces
between buildings or passing
underneath archways or over
carriageways. These lead into
courtyards  behind the  main
thoroughfares or link up with other
routes.

These passageways can be charming
and characterful.

The Kennet Centre has exploited the
large plot sizes to increase density
at the expense of historic
properties.

DESIGN & ACCESS STATEMENT : OLD TOWN, NEWBURY

This has eroded the town’s
character and has a detrimental
impact on the setting of nearby
heritage assets.

The juxtaposition of tightly arranged
buildings which open out onto the
spacious squares or busy, open
throughfares.

Victorian, Georgian and earlier
buildings.

Varied roof forms.

Tight-knit arrangement of buildings
whose heights and widths
demonstrate how plots were
developed piecemeal.

Organic and medieval pattern.
Overwhelmingly urban character.
Varying Townscape.

The Kennet Centre has been
rendered an inappropriate occupant
of such a focal location.

The Kennet Centre’s Bartholomew
Street and Market Street Elevation
are prominent and fail to engage
with the streetscape. Impermeable
and faceless facade that detracts
from the streetscape.
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Figure 3.1: Circa 1880’s OS/Figure-Ground Plan. Figure 3.2: Current OS/Figure-Ground Plan.
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3 Evolution of Site

In this section, and in support of the Heritage Statement, the Design & Access Statement describes an illustrative site evolution using early Ordnance Survey mapping and photographs to the current site. The purpose is to articulate and
understand the character of the site, in terms of urban grain, scale, and feel prior to the development of the Kennet Centre, as this has greatly influenced the design of the proposal and the narrative behind it.

Evolution of Site (Plans).

The evolution of the site can be observed
and articulated using 2D Plans to assess the
spatial characteristics and, by using
photographs to explore the 3D composition
of scale, mass and sense of place
characteristics.

Circa 1880’s.

Our understanding of the Application Site
before the construction of the Kennet
Centre was of a thriving area of
manufacturing (Plenty’s (Eagle) Ironworks),
a collection of courts and yards that
offered Public Houses, Inns, cottage
industries and modest houses within the
backland of each plot.

The historic character of the area is
evidenced in the late 19th Century to the
early 20th Century and are shown in the
1880, 1900, 1911 & 1934 maps (figures 3.3-
3.5) Later maps, between c.1934 and
c.1945 appear absent of detail - perhaps
due to the war efforts - after which, a
significant degree of redevelopment took
place in the form of the Shopping Centre,
Multi-storey Car Park and the Cinema.

While the quality of the mapping images is
poor the gradual loss of ‘white space’
within the Application Site is clear. This is
as a consequence of backfill development
being undertaken within the burgage plots,
gradually increasing the density and mass
over time.

Figure 3.3: 1900 OS Map.

Figure 3.4: 1911 OS Map.

Figure 3.5: 1934 OS Map.
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The 1880’s Map of the area illustrates the
dense characteristics, which are also cited
in the NTCAAMP, namely;

Numerous  Carriageway  Arches,
Ginnels and Passageways leading
from the Main Routes into the rear
of the plots.

Greater massing of built form
towards the North of the area,
dissipating towards the South.

Opportunity for permeability
between Bartholomew Street and
Market Place/Cheap Street.

Tight-knit urban grain formed

around the courts & yards.

A further observation of note is the clear
East-West axis of the passages, illustrated
overleaf.

Legend.

= m m m Denotes permeability.

Denotes Sensitive (North) to least Sensitive
(South) in terms of Conservation Setting

z \ ~, B .;.: V = : T
and Scale. TR e — i . - s
SE L 2 L ” ’ ‘ 2 = & 12 . ‘ ..-1‘\'\“:)’:‘“

Figure 3.3: 1880’s Map annotated to illustrate the numerous Carriage Arches, Ginnels and Passageways that offer permeability to the rear of the Plots.
Also illustrated is the direction mass dissipation from North to South.
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21st Century.

The historic urban grain and character of
this area has been entirely lost as a
consequence of the Shopping Centre & Car
Park and the more recent Cinema.
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Figure 3.5: Current aerial image of the Application Site and surrounding context - Bartholomew Street is in the foreground.
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Evolution of Site (Photographic).

A series of early 20th Century aerial
photographs of the site capture the built
form character of the site prior to the
Kennet Centre, Car Park and Cinema.

Circa 1940’s and 1950’s.

The ¢.1940’s and 1950’s photographs show
the densely knitted development of the site
prior to the development of the Kennet
Centre, the character of which echo the
description of the wider Conservation Area
character cited in the NTCAAMP.

These photographs are in fact comparable
to the built form layout illustrated in the
c.1880’s Map (figure 3.3 above).

The photographs clearly illustrate the
following NTCAAMP characteristics;

Tight-knit built form environment.

An East-West axis of deep plots
served by Carriage Arches, Ginnels
and Passageways.

A transition of high mass to lower
mass from North to South.

Roof forms, differing  building

typologies, differing scales and

orientations.

Use of Courts and Yards as amenity
space.

Legend:

Illustrative Site Extent.
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Figure 3.6: c.1940’s Aerial Photograph. Illustrates the tight-knit character, varying building scale, typology and juxtaposition of roof forms.
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Figure 3.7: c.1950’s Aerial Photograph. Little change save for building forms and material around the Eagle Works area.
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Figure 3.8: c.1960’s Aerial Photograph. Illustrates the demolition of Eagle Works while the area North of the ‘vacant space’ remains relatively unchanged.
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Figure 3.9: 2024 Aerial Photograph. Illustrates the complete loss of historic character replaced with 1970’s faceless facades and Contemporary Cinema crowded around isolated retained buildings of note (i.e. the Caterine Wheel and The Newbury).
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Figure 3.14: Saddler’s Court.
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Figure 3.13: c.1940’s Photograph. Illustrates the tight-knit built environment within Crown Court - previously off Bartholomew Street between The Bricklayers Figure 3.15: Cromwell Place.
Arms (now The Newbury) and The Globe Inn.
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The intimacy of the built environment is
captured in the c¢.1940’s photograph of
Crown Court (figure 3.130>

Crown Court was a yard accessed via a
ginnel off Bartholomew Street equidistant
between the Globe Inn and the Bricklayers
Arms (now The Newbury).

Of particular note is the modest Georgian
dwelling that benefits from large sash
windows, elevated front doors and brick
detailing.

An improved private realm treatment with
plant pots, climbers, raised planters, and a
bistro table and chair could exceed current
standards and provide the space a sense of
ownership and worth.

There are many examples of dwellings,
mostly now demolished, behind the main
buildings along the main routes in proximity
to the site. Some of these have been
recorded in the 1973 book titled “Newbury
Buildings Past and Present” by The Borough
Museum of Newbury. Some examples can
be found in;

Church Court (now The Arcade);

Vine Cottages (behind The Vine, a
former Inn) on Bartholomew Street.

The accommodation wing behind No
25 Cheap Street. The
accommodation was accessed via a
passageway - where Lord Falkland is
said to have stayed.

Kimber’s Almshouses off Cheap
Street (now demolished) formerly
stood where the vacant land is to
the North of the Post Office.

Unfortunately, photographic records of
dwellings (and other buildings) - prior to
demolition - within the application site are
unavailable. However, similar dwellings
could be found in the locations formally
known as (and noted on the 1880’s Map);

Alam Court;
Essex Place;
Chestnut Court;

Ashton Court;

Herborough Place;

Falkland Place, and;

Gilbert Court.

Other examples of intimate courts and

21st Century Re-development.

As has been widely acknowledged and
documented within the NTCAAMP, the
Kennet Centre offers very little in terms of
architectural merit and, due to the lack of
active frontage offered, does nothing to
create an interesting and vibrant street-
scape. It is a Negative Contributor to the
Conservation Area.

The shopping centre is now past it’s sell-by-
date and contains a significant number of
vacant units including facing Bartholomew
Street, Market Place and Cheap Street.

This can leave the Kennet Centre frontage
rather starved of activity with limited
opportunity for spill onto the street.

When one is within the street-scape, the
majority of people appear to pass through
or by the centre as opposed to engage with
it. Perhaps its function as a destination is
no longer needed nor desired.

The feel of the area, which is now solely
for shopping and eating, is perhaps
suffering due to the lack of people being
drawn to and staying in the location of the
Centre. Historically of course, the area
would have contained, shops, workshops, a
brewery, pubs and Inns and housing. A
mixture of uses that would ensure an active
environment throughout the day and

DESIGN & ACCESS STATEMENT : OLD TOWN, NEWBURY

Figurg.~"‘3.16: Early 1900’s Photograph of Bartholomew Street. View from North (opposite St
Nicbo"las’s Church) looking Southwards) including the Globe Inn and the Bricklayers Arms (nowé
Thie Newbury. :

. . evening.
places can still be found within Newbury,
Saddler’s Court & Cromwell Place are just Figure 3.17: 2024 Photograph of Bartholomew Street. View from North (opposite The Globe Inn
two of many. looking Southwards) including the Kennet Centre - with recent Contemporary ‘face-lift’

dominating the Street-scene.
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Spatial Study of Existing Examples of
Courtyards & Passageways.

Given the above, it is therefore clear that
courtyards, places and passageways
contribute to the historical character and
urban grain of Newbury, the design team
have explored the compositions further to
help inform future designs to ensure that
any proposal is wunderpinned by and
reflective of the historic precedents, yet
meets modern design standards and
expectations.

The below is a study of some of the existing
courtyards and passageways.

Figure 3.18: R/0 4 Oxford Street, 26 & 24 The Broadway - a courtyard formed with Outbuildings.

in Focus.

enotes fenestration Outlook.

(‘ > Denotes Access.

PC

NC

Denotes Listed Building.
Denotes NTCAAMP Contributor:

Positive

Negative
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4 Oxford Street, 26 The Broadway, 24 The
Broadway & Associated Outbuilding (former

Adnams Brewery).

An office suites occupies The Courtyard.

It is accessed via a Carriage Arch and is set
behind 3-4 storey formal Georgian
buildings. As a result, the Courtyard is
hidden from view along the main through

route.

The buildings to the rear are 2-3 storeys in
height and contain service accommodation
with fenestration overlooking the space.
These buildings have a utilitarian quality to
them with differing fenestration patterns,
casements laid out in an irregular rhythm,
arches (bricked up), first floor doors with
Juliette balcony and large roof lights.

The courtyard space itself is raised and laid
in modern paving slabs. Green verticality
has been provided along teh centre of the
linear space by way of a brick built raised
planting bed furnished with shrubs.

This helps to achieve some relief in the
built environment and assist with privacy at
ground level.

DESIGN & ACCESS STATEMENT : OLD TOWN, NEWBURY

5 \ S s [ 2 . 3
Figure 3.19: Outbuildings to the r/o 24 The Broadway (former Adnams Brewery) are on the left hand side with the outbuildings to the r/o 4 Oxford
Street on the right frame the elevated linear courtyard space. In the centre is the raised planting bed.

-r PR A T R Tt P ¢ % 7 hil - = v o ) 4
Figure 3.20: Outbuildings to the r/o 24 The Broadway (former Adnams Brewery) for the Eastern flank of the courtyard space, which has raised
planters within it to break up the space.
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Figure 3.21: The Courtyard off The Broadway/London Road Ordnance Survey.
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The Courtyard.
An office suites occupies The Courtyard.

It is accessed via a Carriage Arch to the
West and a Passageway to the East and is
set behind 3-4 storey formal Georgian

buildings. As a result, the Courtyard is
hidden from view along the main through
route.

The buildings fronting London Road appear
to date from the Georgian era, whereas the
building to the rear are more modern.

The juxtaposition of the building forms,
such as the varying building line, differing
roof geometry, building styles and scales
give the space interest. Simple landscaping
provides some amenity and limited interest
at ground level.

Figure 3.22: Narrow Passageway entrance Figure 3.23: The Courtyard space with modern hard landscaping materials and modest planting inclusive of raised planters.
(2.5m—3.8m wide) with large lights on

opposing sides overlooking the space.
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Figure 3.24: Saddlers Court off The Broadway Ordnance Survey.
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Saddler’s Court.

While overgrown at the time of writing,
Saddlers Court has a quaint and charming
character.

The area has been subject to modern re-
development to the North and the buildings
that were once to the rear of No’s 21 and
23 have been demolished to create an area
for parking known as Oxford Court.

However, the sense of the intimacy of the
space is retained.

The linear Passageway is c.3m and serves a
modest number of buildings that, while
now appearing vacant, were once dwellings
now converted into commercial/office
space.

The buildings are brick with plain tile roofs,
flat fronted with all bar casement windows.
In recent years, each property has been
painted a pastel shade.

The buildings do not have any amenity
space save for the Passageway itself.

Figure 3.25: 1880’s Map with the buildings around Saddler’s Court shaded blue.

DESIGN & ACCESS STATEMENT : OLD TOWN, NEWBURY

Figure 3.27: Photo from the Ginnel looking Westwards along Saddler’s Court.
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Figure 3.28: Weavers Walk off Northbrook Street Ordnance Survey.
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Weavers Walk.

Accessed via a large Passageway, Weavers
Walk is a collection of sympathetic modern
buildings that sit in place of their historic
predecessors.

The dwellings frame a courtyard that is
vibrant and animated due to the spill of
tables, chairs and the projection of bays
and the use of large picture windows.

The space is used for commercial purposes,
mostly cafés and coffee shops. Residential
and office uses exist on the first floor level.

The courtyard, flanked by low-rise buildings
is overlooked and the view terminated by
the larger scale feature gable and clock
tower. This offers ornamentation and a
sense of hierarchy to the space.

All the buildings are red brick with plain
tile roof. There is some simple brick
detailing at eaves level.

The space has a central walkway defined by
drainage channels on either side with a
change in surface treatment defining the
spill-out space.

The space contains some  modest
landscaping by way of raised planters,
window boxes and hanging baskets.

There is some first floor accommodation
accessed via gated metal archways, metal
staircases and raised walkways, which add
to the character of the space.

Figure 3.29: Weavers Walk metal stair
access.

Figure 3.31: Weavers Walk courtyard character.
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Figure 3.32: No. 81 Northbrook Street and the Passageway to Cromwell Place. No. 80
is Listed. |
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Figure 3.33: Cromwell Place off Northbrook Street Ordnance Survey.
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Cromwell Place.

This local area has been the subject of
significant redevelopment in recent years.
The character of the access via the
Passageway off Northbrook Street - while in
the same place - is a 21st Century
modification and unremarkable, as is the
whole of No. 81 (figure 3.32).

The Passageway leading from Northbrook
Street is defined by bland flank walls until
you reach No’s 1 and 11 Cromwell Place.
This is when the character changes,
becoming more historic.

Cromwell Place offers pedestrian access
from Northbrook Street through to West
Street (to the West), so it is a well used
route.

The hard-standing used is functional,
reflecting the through-route nature of the
space. As can be seen from the 1880’s map
below, the Southern dwellings have been
extended to the rear - likely to
accommodate bathrooms and gardens.

——d

Figure 3.34: 1880’s Map with the buildings around Cromwell Place shaded blue.

The historic map shows a shallower
dwelling with another row of dwellings
backing onto them, perhaps sharing a
communal amenity space to the rear.

The North facing dwellings remain
relatively untouched save for the
occasional roof conversion. These dwellings
do not benefit from any private amenity -
front or rear.
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Figure 3.35: Listed Building with the benefit of a roof conversion
and terrace.
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Figure 3.36: Listed Building either side of the linear passageway towards the Church Hall.
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Figure 3.37: Northcroft Lane off Northbrook Street Ordnance Survey.
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Northcroft Lane.

This long linear passageway links
Northbrook Street with Northcroft Lane via
a narrow gap between buildings to the East
before widening slightly to the West.

The passageway is defined by the Positive
Contributor to the north, 101 Northbrook
Street, and the Listed Building to the
South, 102 Northbrook Street.

Further to the West, the passageway, is
defined by the small cottages , 2A-2C that
are Positive Contributors, and the listed
Almshouse, 4 Northcroft Lane to the North.
Opposite is the linear former stables (now
Fullers).

-

The space does not contain any soft
landscaping. The hard-standing is concrete
blockwork laid in a herringbone pattern.

The Northern side of the route contains
habitable rooms that overlook the space.
The dwellings have very small rear yards,
generally for storing washing and waste.

The Southern side is utilitarian in
character, painted brickwork, with a
random collection of windows and doors.

As shown in the historic plan (Figure 3.38) ,
this space has not changed in form since
the 1880’s save for the demolition of the
built form immediately behind 2A-2C & 4
Northcroft Lane.

Figure 3.38: 1880’s Map with the buildings around Northcroft Lane shaded blue.
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Figure 3.39: The r/o 103 Northbrook Street, the former stables, illustrates
a traditional collection of materials and a interesting roofscape of diffing

Figure 3.40: High-level windows offer daylighting into the
buildings but protect the privacy from the passageway.
storeys, pitches and treatments.

FULLERS

Figure 3.41: View from the West with the Almshouse to the left and the former stables to the

right. A notable feature here is the gothic fenestration on the former and the buttress to the
latter.

PAGE 65



Figure 3.42: The Arcade off Market Place & Ordnance Survey.
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The Arcade.

The Arcade has not changed a great deal
over the centuries, retaining its historic
character.

Previously (c.1880’s) called Church Court,
the passageway connects Bartholomew
Street to Market Square via a narrow ginnel
at either end.

While some redevelopment work has clearly
been undertaken along the arcade,
primarily converting previous
accommodation into apartments, the
existing shop fronts still retain their historic
form and character through the use of large

picture  windows, ornamental  door
surrounds and ornate timber work and
panels individualising each shop.

At first floor level, residential
accommodation is present along with
second floor accommodation in gable
forms.

The use of reflective glass can be seen in
order to assist with privacy as the
passageway is only c.2.8m wide.

However, while the space feels like an
intimate environment, it does not feel
oppressive or uncomfortable.

The Arcade illustrates that tightly knit
spaces, familiar to Newbury, can be very
successful and offer a distinct local
characteristic that has been lost further
South as a result of the Kennet Centre.

As can be witnessed within the photos the
amount of daylight that penetrates the
space is satisfactory. The luminosity is
assisted by the use of light coloured
material, buff brick, painted brick, render
and a light surface treatment.

ARKET
P ACR

LRl

Figure 3.43: The Arcade (formerly known as Church Court), represented on this c.1880’s OS Map illustrates that the space has not changed as a

consequence of modernisation within the locale.
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Figure 3.45: The Arcade view towards Market Square and the entrance to residential accommodation.
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Figure 3.46: Eight Bells off Bartholomew Street Ordnance Survey.
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Eight Bells.

The Eight Bells was once a Public House and
is now a shopping arcade with Barbers and
Take-aways. The Carriage Arch to the Eight
Bells Arcade is 17th Century, timber framed
with white render and white painted brick.

The original building form to the rear of the
Eight Bells appears to remain as original.
However, the buildings to the South have
been demolished. It appears, from the
1880’s map, shows the Passageway
immediately South of the Eight Bells Arcade
serving small buildings to the rear of the
plot depths, which would have been very
interesting to experience.

Figure 3.47: 1880’s Map of the Eight Bells PH and Courtyards.

What is clear from the c¢.1880’s Map
though, is the intimacy of these courtyards
and passageways.

The Passageway, that links Bartholomew
Street to the Eight Bells Pay & Display Car
Park to the rear, is defined—on
Bartholomew street—by a brick and stone
arch. Arches are a typical feature in
Newbury when a build-over is not present.

¥ b . _-.‘..:
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Figure 3.48: The rear of the Eight Bells.

Figure 3.49: Eight Bells Carriage Arch and the adjacent Passageway Arch.
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