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1.0 Introduction 
Lochailort Newbury ltd (LNL) are looking to acquire a 6-acre site in the centre of Newbury town 
centre for re-development.  The site current site comprises of the ‘Kennet Centre’ a retail and 
leisure development.  The Kennet centre development can be broadly split into 3 main areas; Retail, 
a multi-storey car park and Vue multi-screen cinema.  The site is approximately trapezoidal in shape 
and is bound on three sides by roads; Cheap St, Bartholomew St and Market St.  The site has a 
number of interfaces with adjoining properties, to the North is a Victorian retail arcade and within 
the wider trapezoidal footprint is indented by adjoining retail units and pubs.   

 
Figure 1: Kennet Centre Site 

  

 
LNL are looking to demolish the bulk of the site comprising of retail area and redevelop into a mix 
of low-medium rise residential units whilst retaining the Cinema and multi-storey car park 
(highlighted in green in figure 1).  
 
LNL have commissioned Robert Bird Group (RBG) to conduct a pre-demolition study to determine 
the impacts of demolishing most of the site whilst retaining the cinema and car park.   

 
 

2.0 Report Scope 
The scope of this report is to conduct a high-level desktop assessment of the potential partial 
demolition of the Kennet Centre.  The desktop review will focus on the historic information made 
available from LNL, information gathered during an earlier site visit and an online review of 
historical information.   
 
RBG understand that the ‘Kennet Centre’ has been developed over multiple phases since the 
1970’s.  Understanding the history of the development will greatly assist in the demolition 
feasibility assessment as it will identify which parts are structurally independent. As such the first 
section of the report will discuss the Kennet’s centres development.   
 
Section 4 will identify the assumed structural systems used within the various development phases, 
focusing on the form of construction and likely stability systems. 
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Section 5 will then interrogate the key interfaces between the different phases as well as the 
interface to adjoining structures.  Throughout the report ‘Figure 2: Key Interfaces’ below will be 
cross-referenced to identify the specific area’s being discussed.  Interfaces A1-A8 focus on the early 
phases of development with adjacent or adjoining structures.  Interfaces B1-B2 relate to the 
retained multi-storey car park and interfaces C1-C2 will focus on the interfaces with the cinema.   
  

 
Figure 2: Key Interfaces 

 
Section 6 will assess the feasibility of the proposed partial demolition with a focus on structure.  
The desktop study is inherently high-level and should be used for discussion only and not to be 
dependent for pricing.  Section 6 will identify the feasibility, envisaged impacts on demolition and 
critical areas where further investigation should be conducted. 
 

3.0 Site History 
The ‘Kennet Centre’ in its current form has been developed over multiple phases since the 1970’s.   
This has been broadly split into 2 parts the earlier phases assumed to be developed in three stages 
from 1973 to 1983, these phases cover the retail (phase 1 &2) and Multi-storey car park and 
remaining retail (phase 3).  Phase 4 covers 2009 extension including a multi-screen cinema. 
 
This section should be read in conjunction with the timeline sketches provided within appendix A. 
 

3.1. Early development phases (Phases 1,2&3) 
Development of the ‘Kennet Centre’ started in 1973 with Phase 1, and shortly followed by Phase 2 
assumed completed in 1976, Phase 3 was developed about 10 years later in 1983. 
 
Phase 1 extended from market street to the south of the site where the vehicle ramp servicing the 
retail back of house areas begins, as part of this phase the building formerly the Sainsbury’s was 
constructed to the left-hand side of the ramp.  Retail units 1-23 were constructed as part of phase 
1.  Shortly after Phase 2 incorporating retail units 24-44 was constructed to the North of Phase 2 
with a movement joint extending east west across the site.  Phase 2 extended north to the Victorian 
retail arcade on the northern boundary of the site.   
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Figure 3: Historic Photo of Phase 2 Construction and looking back on Google street view at interfaces A7&A8 

Figure 3 of Phase 2 of the development is looking North-North-East the building on top right of the 
picture is at the junction of Bear Lane and Cheap St.  In this photo we can see both the A6 and A5 
interfaces illustrated on Figure 2.  Clearly from this photo the adjoining properties at interfaced A5 
and A6 are structurally independent of the historic Kennet centre development.  Additionally, from 
interrogating interface A8 there is physical separation between the existing structures.   

 
Figure 4: Bartholomew St and North West corner of Site Prior to Early Phase development 

Figure 4 is looking north along Bartholomew St in advance of the early phases of development 
looking at where currently stands the ‘The Newbury’ public house interface A1 on Fig 2.  Figure 5 
below of the Phase 3 looking west from the site of the Phase 3 construction looking at Bartholomew 
St with ‘The Newbury’ on the left.  Both images indicate that ‘The Newbury’ was a free-standing 
structure in advance of the Kennet centre development.   
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Figure 5: Bus Station prior to Phase 3 development 

Phase 3 in 1983, developed the western portion of the site adjacent to Bartholomew St, this portion 
of the site was utilised as a bus garage up till the Phase 3 development as indicated in figure 5. 
 

 
Figure 6: Phase 3 Construction looking at Bartholomew St 

 
Figure 7: Phase 3 from Bartholomew St 1990's 

Figures 6 and 7 show the Phase 3 portion of the Kennet centre under construction and in operation 
during the 1990’s respectively.  As part of the Phase 3 development the multi storey car park (to be 
retained) was constructed, a portion of the car parking provision provided during this phase was 
constructed on the roof of a retail unit indicated in Black on figure 1.  

The Newbury 
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3.2. Phase 4: Cinema 
The latest extension to the Kennet centre (2009) consisted of a multi-screen cinema and 5 
restaurant units over 3 storeys.  The 6,000m2   extension is positioned in the South East corner of 
the development on a former car park.  The Phase 4 development required the relocation of a 
substation from under the ramp access to the left of the ramp adjacent to the ramp.  Figures 8 and 
9 below show the pre-phase 4 development and then the new structure intertwined between the 
ramp and former Sainsbury’s unit where the substation now is located.   

 

 

Figure 8: Phase 1 in advance of interfacing Phase 4 construction 

 

 
Figure 9: Phase 4 interface with Phase 1; view of ramp and former Sainsbury 

4.0 Assumed Structural Systems 
RBG’s assessment is based upon high level observations and assumptions regarding likely forms of 
construction to be adopted.  A more in-depth intrusive survey would be required to determine the 
true form of the various structural systems which is beyond the scope of this report.  

4.1. Early development phases (Phases 1,2&3) 
Phases 1 & 2 of the development appear to have been constructed in very similar forms of 
construction.  Figure 10 is a picture of the Phase 2 construction shows a piling rig in use, this is 
significant in the fact that the early phases are only 2 storeys and could potentially have been 
founded on shallow foundations (e.g. PAD footings).  Piled foundations mean that the weight from 
the structure is founded at depth so will have less impact on the adjoining structures in both 
construction and now in demolition.  The adjoining properties at interfaces A1-A8 due to their age 

Relocated Substation 
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will be founded on shallow foundations, the difference in foundation systems is a positive indication 
that they are not shared.  

 

 
Figure 10: Piling Rig construction Early Phases of Kennet Centre 

The initial site walk around showed that the initial phases of retail development are of RC frame 
construction typically on a 6m grid.  Figure 11 is a picture taken within Phase 2 in unit which sits in 
the North-West corner of the site with Bartholomew St shows a RC frame construction with a beam 
RC grillage.  The fire stair access shown at the back of the unit is possibly to be also of RC 
construction and could be providing lateral stability to this phase of development.   
 

 
Figure 11: Phase 2 Retail Unit RC frame 

The bulk of the early phases were constructed as single storey RC frame with load bearing masonry 
storage/BOH area’s at Level 1 podium level.  As can be seen in figure 12 a movement joint splits 
Phases 1 and 2.  Phases 1 and 2 are sheltered from wind by adjacent properties, the low-rise nature 
and heavy structure (RC) means these phases are not particularly susceptible to lateral instability.   
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Figure 12: Movement Joint Between Phase 1 and 2 showing BOH area’s built on RC podium 

The Phase 3 development is split between the additional retail units and the multi-storey car park.  
There is little drawing information relating to retail portion of Phase 3.  However, figure 13 which 
is a ground floor drainage drawing for phase 2 shows the proposed Phase 3 development (cyan).  
From this drawing we can see that the grid will follow closely that of Phase 2 an would lead us to 
assume that the Phase 3 retail was constructed in a similar manner to both phase 1 and 2.  

 
 

 
Figure 13: Phase 2 Ground Floor Drainage Plan 

Historic drawing information of the multi-storey car park and photo’s taken during an earlier site 
visit indicate that the 3-storey portion of the car park is structurally independent of the 2nd floor 
roof deck at least in the North -south direction where a movement joint (M.J.) exists as indicated in 
figure 14 below.  

BOH  
Load Bearing Masonary  

Movement Joint  

Phase 1  

Phase 2  
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Figure 14: Phase 3  Multi-Storey car park Plan 

The 3-storey car park looks to utilise the cores highlighted in red on figure 14 for lateral stability.  
They are constructed as RC band beams and coffered slabs, presumed to be founded on pile 
foundations as with the earlier phases. 
 

4.2. Phase 4: Cinema 
The 6,000m2 extension is of steel framed construction, on piled foundations as indicated on the 
contractors (Sisk) website.  We can reasonably assume the lateral stability Is provided in the form 
of braced bays and/or braced cores, all though at this time these have not been specifically 
identified.   

 
Figure 15: Phase 4  Ground Floor GA 

Majority of the phase 4 site was constructed on a former car park positioned to the east of the 
Phase 1 vehicle ramp (gridline 5).  A portion of the phase 1 retail was redeveloped but appears to 
have retained the ground floor structure including the ramp.  The substation formerly beneath the 
ramp was relocated to the left side of the ramp on the Market St elevation, the remaining infill area 
between the ramp and former Sainsbury’s unit is a 2-storey steel frame structure.  It can be 
reasonably assumed that due to the ramp intersecting the phase 4 development the structure 
either side of gridline 5 are independent in terms of structural stability. 
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5.0 Critical Interfaces 
Critical interfaces discussed within this section will focus on those identified in figure 2.  These have 
been broadly split into three area’s due to their significance in relation to the proposed demolition. 
 A: Early phases 1-3 and how they interact with the structures that adjoin them or sit close to 

the site boundary 
 B: Interface of retained multi-storey car park and the phase 3 retail structure to the north and 

East 
 C: Phase 4 Cinema’s interfaces with Phase 1 
 
It is beyond the scope of this document to interrogate interfaces with third party assets such as 
highways or sewers.  Service diversions especially those from the substation adjacent to the ramp 
are likely to be required but do not fall within the scope of this document.   

5.1. A: Early Phases to adjoining properties 
During the desktop study there was little detailed structural information available relating to the 
Phase 1 and 2 developments.  The A1-A8 interfaces are extensive and are highly variable as they 
adjoin several different properties presumed to have been constructed over a long period of time 
dating back many years 100+. 
 
However, a search of historic photo’s has proved useful in identifying that many of the structures 
at the A1-A8 interfaces appear to have been free standing independent structures in advance of 
the Kennet Centre development.  These are clearly visible within Figures 3,4,5&6 and there is 
further evidence of this gathered in appendix C.   
 
We can also assume that based on a piling rig visible on figures 3 & 10 the Kennet Centre is founded 
on piled foundations at depth.  Based on this assumption it would be reasonable to assume that 
the foundations at these interfaces are structurally independent.  It is also reasonable to assume 
that the RC frame structure differs greatly from the forms of structure of adjoining properties likely 
to be traditional load bearing masonry construction.  As a result, it is very unlikely that the Kennet 
centre is dependent on adjoining structures for structural support. 

 
Figure 16: Phase 2 North West Corner 

A renovation drawing provided (figure 16) within the LNL information shows the unit within the 
furthest North West corner (A6) adjacent to ‘The globe Inn’ public house.  This drawing clearly 
shows as assumed the phase 2 development is structurally independent of the adjoining structure 
at this interface.   
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5.2. B: Phase 3 Multi Storey Car Park to Retail 
This interface is in many ways the simplest to interpret as we have some record drawing 
information of the structure in this area.  The photograph in figure 17, looking at the movement 
joint dividing the multi-storey car park with the roof car parking above the supermarket unit 
presumed to be constructed as an extension to the supermarket visible in figure 8.  The detail of 
which (figure 18) was found within the historic drawing information and correlates to interface B2.   
 
This movement joint corresponds conveniently with the proposed demolition line along that 
elevation.  
 

 
Figure 17: Movement Joint along interface B2 

 
Figure 18: Detail of Movement Joint along interface B2 

Unfortunately, the northern interface B1 is not as clearly defined on the record drawing information 
available nor was this an area inspected during the earlier site visit.  We cannot confirm at this stage 
whether there is a movement joint along this interface to determine whether this interface is 
structurally independent. 

5.3. C: Phase 4 Cinema to Phase 1 
The interfaces of phase 4 to Phase 1 are in many ways the most complex.  Fortunately, the drawing 
information available for the phase 4 development is the clearest to understand. 
 
The northern boundary C1 is clearly shows the structures are independent as can be seen in photo 
of figure 19 there is clear structural separation.   
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Figure 19: Interface C1 

The interface with phase 1 and phase 4 as previously described in section 4.2 as they are 
intertwined.  Fortunately, as indicated in figure 20 the green outline representing the phase 4 first 
floor structural outline shows a clear split from the cinema to the ‘infill area’ constructed between 
the ramp and the former Sainsbury’s supermarket unit.   
 

 
Figure 20: Phase 4 First Floor Outline with Ground Floor 

The superstructure of phase 4 is divided by the access ramp which LNL intend to demolish.  Looking 
at this interface C2 at more depth from the record drawings it is clear that the columns supporting 
the new phase 4 structure within unit V5 are completely independent to the phase 1 ramp.   

 
Figure 21: Unit V5 and Phase 1 Ramp 

As can be seen in figure 21 the phase 1 and 4 structures are independent.  As the ramp splits the 
phase 4 construction along the proposed demolition line this would infer that the phase 4 structure 
west of gridline 5 could be demolished without affecting the global stability of the Cinema.  
 
Interrogating the drawing information available for the phase 4 team there appear to be settlement 
joints and columns of the 2 phases positioned along a common line.  This infers there is structural 

V5 Unit  
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separation.  A high level review of the Phase for GA drawing would indicate a suitable demolition 
line along the C2 interfaces, highlighted by the green line on Figure 22.   
 

 
Figure 22: Phase 4 GA with assumed ground floor demolition line 

6.0  Demolition Feasibility Assessment 
As has been discussed previously the Kennet centre has been developed over multiple phases over 
decades.  The historical structural drawing information available at this time is very limited and so 
it has been important to understand the history of the phased developments in order to inform our 
understanding of the interfaces and as such understand the impact demolishing large sections of 
the Kennet Centre. 
 
Most of the demolition will occur in the northern portion of the site and will impact the A1-A8 
interfaces as illustrated on figure 2.  From the information available we can reasonably assume that 
the Kennet Centre Phases 1-3 are structurally independent of the party wall structures to the North 
of site and those along Bartholomew St and Cheap St.  Whilst structurally independent these 
interfaces in many instances abut one another and the demolition strategy is to be developed 
cognisant of this especially in relation to noise and vibration effects of adjacent properties during 
demo.   Whilst we are confident that the foundations are independent at these interfaces and likely 
to be only local to the column positions, care should be taken when grubbing out these to ensure 
adjacent properties are not undermined.  If suited to the new proposed development, it may well 
be worth leaving the Kennet Centre foundations in place to avoid such effects.   
 
Except for the relocated substation adjacent to the ramp on Market St from the information 
available to RBG there was no indication that within the site footprint there are any other third-
party assets or easements that would require special consideration during demolition.   
 
The B1 and B2 interfaces relating to the multi storey car park vary significantly.  The B2 interface 
running North-South between the retained 3 storey car park and the car deck on top the 
supermarket unit is clearly separated by a movement joint.  This would infer that all the structure 
along this interface could be safely demolished without affecting the stability of the retained multi-
storey car park, but this would need to be confirmed by further inspection.   
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The B1 interface will require further investigation to understand the interaction with the retained 
multi-storey car park.  As the multi storey car park is 3 storeys and the adjoining structure is only 
single storey it is highly likely that they are structurally independent. 
 
The C1 and C2 interfaces relating to the retained Cinema buildings are complex in that the Phase 4 
development is intertwined with the Phase 1 development.  We’ve identified that fortunately the 
structure supporting the cinema would appear to be generally structurally independent in terms of 
global stability.  RBG recommend further investigative works should be carried out to determine an 
optimal demolition line that would optimise the development opportunity whilst retaining a 
functioning cinema.   
 
Cinemas are inherently susceptible to the effects of noise and vibration; the demolition strategy 
should be developed in a manner that will retain full functionality of the cinema complex during 
demolition.   
 
In summary RBG’s desk study would conclude that following favourable investigative works relating 
to the C2 and B1 interfaces a demolition strategy could be developed that would allow the safe 
demolition of the ‘Kennet Centre’ without negatively impacting the structural stability of retained 
structures.   
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Appendix B 
Historic Drawings 
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Appendix C 
Historic Photos 
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