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Scale. 

The historic movement routes through the 

Town Centre comprise a mix of storey 

heights, most notably however, the scale of 

the majority of the built form is 3-storey. 

This scale increases in some key locations, 

such as Mansion House Lane (the Town Hall 

Clock Tower) and Bridge Street (currently 

Lloyds Bank). 

It should be noted, when we describe the 

historic storey heights, that while there are 

usually 3 floors, the height of the ground 

floors in particular are of Georgian 

proportions (i.e. greater in height than the 

modern day conventions). Therefore, the 

historic built form actually reads more like 

4 storeys in height, based on modern storey 

height standards. 

South of the site, a modern development - 

known as Weavers Yard - has recently been 

completed that offers 4 storeys, 

progressing to 5 and 6 storeys as the 

development progresses Southwards 

towards the railway station. 

To conclude, save for some isolated 

examples, the principle storey height along 

the main historic movement routes are 

predominantly 3 storeys. However, more 

recent developments have increased the 

scale in localised areas, such as 

‘Oddfellows Heights’, Oddfellows Road (5 

Storeys) and the ‘Newbury Telephone 

Exchange’, Bear Lane (7 storeys), and 

‘Weavers Yard’, Market Street (6 storeys). 
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Figure 3.50: 2024 Aerial Image of Newbury Town Centre. Generally, save for isolated examples, the storey heights increase to the South from the 

Town Centre. 

 

The application site contains a range of 

scale. 

• The Multi-storey Car Park is up to 4 

 storeys. 

• The Cinema is the equivariant to 4 

 and 5 storeys. 

• The Kennet Shopping Centre is 3 

 storey along Bartholomew Street. It 

 may have the fenestration  of a 2 

 storey building in places. 

 However, the exaggerated ground 

 floor retail storey heights brings the 

 overall scale of the building to 

 match the surround 3 storey built 

 form. 

• The Kennet Shopping Centre is up to 

 4 storeys. 
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Mass. 

With the construction of the Kennet Multi-

Storey Car Park, the Cinema and the 

Kennet Centre itself, the massing of this 

part of the Town Centre has changed. 

As described earlier in this document, the 

these facilities are alien to the historic 

character of the Conservation Area. 

In order to understand what a typical mass 

may look like upon the site, we can study 

the c.1880’s map and measure the ‘solid to 

void’ ratio. We can then compare that to 

the current position and use this 

information to inform the proposed 

scheme. 

1880’s Mass. 

If we measure the solid to void ratio of the 

1880’s map from the site boundary to the 

North all the way up to Bartholomew 

Street, Market Place/Cheap Street and 

Market Street - but excluding the Car Park 

& Cinema site, we can appreciate the 

massing of the historic character as offering 

a 61% built form coverage. 

2024 Mass. 

Rather obviously, the solid to void of the 

current situation on the site is far more 

dense, offering a 98% built form coverage. 

Figure 3.51: 1880’s Map. Figure 3.52: 2024 Map. 

 

In order to assist in the delivery of the overall Vision for the site, the design team have used the 1880’s solid to void figure to inform the proposals, which has assisted in the creation of an appropriate 

massing reflective of the historic character of the site and wider Conservation Area. This is demonstrated in Figure 3.51 & 3.52 below. 



Page Deliberately Blank. 

PAGE 72 

Summary. 

Circa 1880’s. 

• The Application Site was once a 

 thriving area of manufacturing 

 surrounded by a collection of courts, 

 yards, places that offered Public 

 Houses, Inns, Cottage Industries and 

 modest Residential Accommodation. 

The 1880’s Map illustrates the NTCAAMP 

characteristics; 

• 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. 

21st Century. 

• The historic urban grain and 

 character of the Application Site has 

 been wholly lost. 

• The monolithic structure and bland 

 facades are alien to the 

 Conservation Area, resulting in a 

 Negative Contributor finding to the 

 Conservation Area. 

 

C.1940—1950 Photographic Study. 

• c.1940-50 aerial photographs of the 

 site supplement the 1880’s mapping 

 and NTCAAMP conclusions and 

 commentary illustrating the 

 formation of the burgage plots. 

The photos illustrate the following 

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. 

• A wonderful juxtaposition of roof 

 forms, differing building typologies, 

 differing scales and orientations. 

• Use of Courts and Yards as amenity 

 space. 

21st Century Re-development. 

• The Kennet Centre offers very little 

 in terms of architectural merit nor 

 assist in the creation of a vibrant 

 street-scape. 

• The construction of the Kennet 

 Centre resulted in the demolition of 

 the entire historic building form that 

 once occupied the space. 

 

Spatial Study of existing examples of 

courtyards and passageways (in order to 

better understand the spaces that 

historically occupied the site). 

• Narrow passageways off the main 

 route that lead to wider linear yards 

 and places. 

• These spaces are usually formed 

 behind grander buildings that 

 address the main routes. 

• The linear yards and places are 

 defined by a mix of active building 

 frontage and/or a more utilitarian 

 character (stable, outbuilding etc). 

• The Yards and Spaces are usually 

 intimate, hard landscaped with little 

 opportunity for soft landscaping. 

• Where soft landscaping is 

 incorporated, this is usually quite 

 poor taking the form of poorly 

 stocked this threshold planting and/

 or raised planting beds. 

• Private amenity, in the form of rear 

 gardens, is rare and usually very 

 small. 

 

Scale. 

• Save for some isolated examples, 

 the predominate scale of buildings 

 along the main routes is 3 storeys. 

• Recent development to the South of 

 the Town Centre between the site 

 and the railway have increased the 

 scale to 6 storeys. 

Mass. 

• The built form coverage of the 

 c.1880’s map is 61% 

• The built form coverage of the 

 present scheme is 98%. 

• In order to assist in the delivery of 

 the overall Vision for the site, the 

 design team can use the 1880’s solid 

 to void figure to inform the 

 proposals, which has been used to  

 assist in the creation of an 

 appropriate massing  reflective of 

 the historic character of the 

 site and wider Conservation 

 Area. 



A3 Report Template 
(Pantone 433 (off Black) & 877 (Silver)). 

A3 Report Template 
(Pantone 433 (off Black) & 877 (Silver)). 
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Figure 4.1: Initial High-level Layout Concept. Figure 4.2: Developed Layout Concept. 

Legend. 

    Denotes Existing Kennet Centre Perimeter Wall. 

    Denotes Proposed New Perimeter Wall. 
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4 Concept 

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. 

In articulating the concept for the redevelopment of the site, consideration has been given to the Conservation Area Character, the Historic Context and the detrimental impact the Kennet Centre has on the overall character of Newbury Town 

Centre. This has led to exploring how the historic urban grain of the site can be adapted to embrace modern technologies and living expectations and has resulted in the development of ‘Old Town’.  

The Kennet Centre. 

When the Kennet Centre was constructed, 

it was done so by delivering a perimeter 

wall along side all retained buildings, such 

as the Catherine Wheel, The Newbury, The 

Globe Inn as well as the other building that 

the Kennet Centre abuts. 

This perimeter wall ensured that the 

Kennet Centre did not affect or influence 

the building fabric of those buildings while 

also providing an external envelope to 

accommodate the retail facilities and 

withstand the weight of the service yards, 

store rooms, plant rooms and offices above. 

It is the intention of the scheme to retain 

the perimeter wall where it abuts the 

existing buildings and build off/from it. 

Where the proposed scale of the scheme is 

less than the existing perimeter wall, the 

wall will be reduced in height accordingly. 

A Demolition Plan has been prepared and 

forms part of the Application that 

illustrates this. 

Urban Grain. 

Given the context of the site, as set out in 

the preceding section, a conceptual layout 

was explored while seeking to achieve the 

following; 

• Creation of East-West axis’; 

• Cloaking of the existing buildings; 

• Reflect the historic massing; 

• Reflect the historic juxtaposition of 

 forms, scale and roofs; 

• Creation of Carriage Arches, Ginnels 

 and Passageways serving Courts, 

 Yards and Places; 

• Creation of creative amenity; 

• Permeability and Security. 

• Broadly, larger scale buildings to the 

 perimeter with smaller cottages and 

 courtyard housing to the rear. 

 

Creation of East-West Axis’. 

The below Ground-Figure Plans of the 

c.1880’s and the Proposed Scheme (figures 

4.3 & 4.4) illustrate the objective of the 

scheme to create East-west axis of a similar 

character by utilising built form around the 

creation of Courts, Yards and Places. 

 

Cloaking of the Existing Buildings. 

The Developed Layout Concept Plan (figure 

4.2) opposite illustrates by way of solid and 

dashed blue lines where the scheme utilises 

the existing Kennet Centre wall and a new 

wall respectively to cloak the rear of the 

adjacent buildings. The aspiration being 

that only glimpses of the rear of those 

buildings would be visible when within the 

proposed development. 

 

Reflect the Historic Massing. 

The below Figure-Ground Plan (figure 4.4)  

also illustrate how the scheme has sought 

to reflect the historic massing dissipation 

from North to South by virtue of there 

being a greater void to mass ratio (i.e. 

space about buildings) further South. 

Figure 4.3: Circa 1880’s OS/Figure-Ground Plan. Figure 4.4: Concept/Proposed Figure-Ground Plan. 
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Figure 4.5: Initial High-level Layout Concept. 

 

Reflect the Historic Juxtaposition of Forms, 

Scale and Roofs (cont.). 

The creation of organic building lines and 

forms that take the appearance of a 

‘jumbled’ collection of differing building 

typologies, differing heights and Scale and 

with differing Roof Geometry was also 

explored. 

This will assist in creating a strong visual 

interest with a mix of building typologies 

within intimate settings that predated the 

20th and 21st Century demolition of the 

historic fabric. 

 

Creation of Carriage Arches, Ginnels and 

Passageways serving Courts, Yards and 

Places. 

The scheme strives to create a collection of 

Courts, Yards, Places accessed via Carriage 

Arches, Openings and Passageways 

(Ginnels) akin to the historic site. 

In order to allow for adequate amenity and 

privacy, the Courts, Yards and Places are 

designed to be reflective of historic 

proportions but will not be as ‘cramped’. 

Figure 4.6: c.1940’s Aerial Photograph. Illustrates the ‘jumble’ of differing roof geometry 

within an intimate setting. 
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Creation of Creative Amenity. 

Modern living expectations are not wholly 

conducive with the historic spatial 

composition. 

However, the scheme works hard to reflect 

the historic character but also provides 

creative amenity provision that meets the 

needs of future residents. The amenity has 

been thoughtfully and carefully designed 

from the outset to ensure excellent levels 

of amenity are provided while balancing 

the overall vision. 

That balance is achieved by offering 

different typologies of amenity provisions,  

such as; 

• Balconies; 

• Roof Terraces; 

• Frontage ‘Spill-out’ Space; 

• Courtyard Gardens. 

One or a combination of which may serve 

each dwelling,  

These types of amenity provisions are well 

established and excellent examples have 

been successfully delivered to existing built 

form all over the country as well as in new 

developments and highly sustainable 

locations. The design team has planned for 

a varied high quality amenity from the 

outset, as opposed to retro-fitting amenity 

as an after-thought. 

Figure 4.8.1: Examples of Spill-out Amenity in Parkway (Newbury). Figure 4.7: Examples of Roof Terrace Amenity. Figure 4.8.2: Examples of Spill-out Amenity. 
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Figure 4.9: Examples of Spill-out & Balcony Amenity in Parkway (Newbury). Figure 4.10: Examples of Roof Top and Terrace Amenity in Parkway (Newbury). 
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Figure 4.11: Example of Linear Landscaped Space with spill-out amenity. (Award Winning - Bathurst) 

(Source: Lurot Brand). 

Figure 4.12: Example of semi-private communal amenity space with spill-out amenity. (Source: Lurot Brand)). 

Figure 4.13: Examples of Landscaped Yard with spill-out amenity space. (Award Winning Bathurst Mews) 

(Source: Lurot Brand). 


