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1.1		  Document Basis

This Design and Access Statement (DAS) is prepared on behalf of 
Chillingham Ltd to accompany an Outline Planning application 
proposing an extended residential community at the Meadway 
District Centre.

The planning application is supported by a comprehensive suite of 
supporting documents prepared by the project team, on behalf of 
the client and administered by:

•   ID Planning 

1.2	         Purpose of the Statement

•	 This statement is provided in accordance with the 
requirements of Section 42 of the Planning and Compulsory 
Purchase Act 2004 and responds to the advice set out in DCLG 
Circular 1/06 and the subsequent Town & Country Planning 
Development Management (Amendment No.3) Order 2012, 
which establishes the information requirements in respect 
of planning applications.

•	 This DAS is also informed by “Design and Access Statements 
- How to Write, Read and Use them” (CABE 2006) and other 
current/emerging Government planning guidance. The 
document is structured in response to the specific location 
and addresses the key issues previously promoted by 
CABE, namely: Use, Amount, Layout, Scale, Landscaping, 
Appearance and Access.

•	 The outline planning application status is emphasized.

1.3		  Existing Meadway Centre 

The centre is primarily retail currently and is a typical “parade” 
scheme of its time, tired and in need of upgrading .

The proposals include demolition of some of the site buildings 
(retail units at ground with existing residential over) to enable 
construction of a phased redevelopment which maintains a trading 
centre during the construction period.

An enhanced and more varied retail offer is the design intent, set 
within a residential streetscape masterplan of public and private 
courtyards.

1.4		  Current Ownership 	

The clients/owners do not own the ASDA (anchor) store adjacent, 
which shares the access off Honey End Lane, but owns the site 
width front to rear including the banked landscaped area to the 
rear and the (second) site access to the north, off Honey End Lane. 

1.5		  Extant Retail Consent	 
 	   
A scheme to reinforce and expand the existing retail configuration 
was granted  planning consent on 29th June, 2017 (Ref: 150945) 

1.6		  Revised Proposals

This forms the basis of the revised proposals - to extend the 
existing residential to the upper parts, above and adjacent to the 
revised retail to create a District Centre “hub”, with ancillary 
and support uses, complimenting the (previously consented) retail 
with a new residential community. 

I n t r o d u c t i o n 1
From this:

To this:
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2.1		  Key Design Parameters

Following on from the retail re-configuration consent Reading 
Borough Council engagement commenced in  September 2017 with 
an initial Residential Feasibility exercise to consider the potential 
for an intensified residential scheme, replacing the existing 
residential in a phased manner. 

The key design parameters are: -

2.1.1 The Meadway Centre Planning Brief.(2013)

2.1.2 Ownership constraint(s).

2.1.3 Boots Lease - 2014. 

2.1.4 The Extant Consent - Expanded Retail.

2.1.5 Other Key Retailers (December 2018).

2.1.6 Relocating Existing Tenants.

2.1.7 Rehousing Existing Residents.

D e s i g n  P a r a m e t e r s 2

DRAFT PLANNING BRIEF for the MEADWAY CENTRE  •  Adopted November 2013  1 
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4.1 The vision for the Meadway is set out 
below: 

4.  Vision 

The Meadway Centre will be developed to provide a high-quality, thriving and inclusive district 
centre for this part of West Reading.  It will serve a number of vital different, but 
complementary roles: 

 

It will provide a widened range of services and facilities for the local community; 

 

It will act as a much-needed community hub for the local area, providing somewhere 
that local residents can meet, and serving all residents of all ages; 

 

It will be a desirable place for people, including families, to live; 

 

It will be easy and safe to move around for pedestrians, including people with 
disabilities, and will connect well to the surrounding areas by all modes of transport, 
including foot, cycle and public transport; 

 

It will be designed and laid out in a way that attracts visitors, connects well to its 
surroundings, provides high-quality public realm and is sustainable and durable; and 

It will take any opportunities to help to address deprivation issues within the local area. 

 

Redevelopment and regeneration of the Meadway Centre is an important objective for the 
local community and for the Council.  To that end, the Council will work positively and 
proactively with any landowner or developer seeking to progress a proposal that will improve 
the way that this site serves its local community and which fulfils the vision and principles for 
the site.  

•	 Vision for local community District Centre 
with:- 

•	 Widened Range of Services 

•	 Acts as a community hub

•	 Desirable ‘Place for People’ - to live

•	 Easy and safe to move around

•	 High Quality Public Realm

•	 Addresses local deprivation

The Meadway Centre Planning Brief - Front Cover

2.1.1 The Meadway Centre Planning Brief 

This was adopted in 2013 and sets out a clear vision for the district centre. 

The retail consent interpreted Option 3 of this document as a partial 
redevelopment of the precinct. 

This proposal now fulfils the Option 2 approach as set out :-

Option 2 - Redevelopment of Precinct Only. (see over)
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DRAFT PLANNING BRIEF for the MEADWAY CENTRE  •  Adopted November 2013  20 

 

6.1 The Council wishes to see as comprehensive 
development of the site as possible.  A 
comprehensively-designed centre will best 
meet the needs of the local area through 
provision of uses that complement, rather 
than compete with one another, and by 
ensuring that the Centre as a whole is as 
viable as possible.  For this reason, the 
Council’s preference is for a redevelopment 
of the whole centre as one proposal, 
including both the precinct and the Asda 
site. 

 

6.2 However, planning guidelines need to be 
flexible to meet new circumstances as they 
arise.  It must be recognised that the site is 
under two separate ownerships, which may 
come forward for development at different 
times.  In the event that a comprehensive 
development of the whole centre is not 
possible, the Brief needs to contain 
guidance on other potential development 
options that could fulfil some of the aims 
for the Centre.  

 

 

 

 

 

 

 

OPTION 1: REDEVELOPMENT OF WHOLE CENTRE 

 

6.3 Redevelopment of the whole Centre is the 
clear preference of the Council.  This will 
give the best opportunity for a new centre 
that addresses the needs of the local area, 
maximises its own potential for 
development in line with its accessibility, 
and which offers the best opportunity for a 
centre that will survive and thrive into the 
future. 

 

6.4 The development principles in this 
document have largely been devised with a 
redevelopment of the whole Centre in 
mind.  Therefore, no further guidance is 
required here. 

 

 

 

 

 

 

 

 

 

 

 

 

OPTION 2: REDEVELOPMENT OF PRECINCT ONLY 

 

6.5 This option is not the Council’s preference, 
as it limits the potential for a single centre 
that functions as a whole.  However, land 
ownership and viability issues may well 
mean that a redevelopment of the precinct 
on its own is the only achievable option in 
the short term. 

 

6.6 In this instance, one of the most important 
considerations will be how the new 
development relates to the Asda site.  This 
will need to be considered not only in terms 
of the relationship with the existing 
building, but whether or not the 
development prejudices future 
development layouts on the Asda site, as 
and when it comes forward for 
redevelopment.  Active frontages featuring 
main town centre uses, rather than rear 
service entrances, should face towards 
Asda, and towards the main entrance from 
Honey End Lane.  There should be an 
entrance to the development that relates 
well to the current and any likely future 
frontage of the Asda site, and which is a 
welcoming and inviting design for Asda 
shoppers.  The crossing of the road should 
be safe and easy to negotiate for 
pedestrians.  Measures to improve this 
crossing could include the use of a porte 

6.  Development Options 

©
 Crow

n Copyright. All rights reserved. Reading Borough 
Council. Account N

o. 100019672. 2012 
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cochère, covered walkways etc, as well as 
the pedestrian crossing.  Pedestrians should 
not be forced to walk through car parking 
areas to move between the precinct site 
and the Asda site. 

 

6.7 Apart from the above, the development 
principles in this document (unless they 
apply only to the Asda site) should be 
capable of being applied on a 
redevelopment of the precinct only. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

OPTION 3: PARTIAL REDEVELOPMENT OF PRECINCT 

 

6.8 It is not considered likely that a partial 
redevelopment of the precinct will 
adequately address the existing precinct’s 
failings, unless that partial redevelopment 
is very extensive.  Certainly, the retention 
of parts of the precinct such as the 
southern block facing away from Asda is 
likely to prevent a suitable development 
being achieved, and is only likely to 
reinforce the impression of the precinct as 
being patched up at best. 

 

6.9 Partial redevelopment will therefore only 
be acceptable if it adequately fulfils all of 
the development principles in this 
document.  At this stage, the Council does 
not see how that can occur, and cannot give 
any further guidance.  However, if 
acceptable partial redevelopment proposes 
leaving the current courtyard in place, the 
trees within that courtyard should be 
retained. 

©
 Crow

n Copyright. All rights reserved. Reading Borough 
Council. Account N

o. 100019672. 2012 

©
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n Copyright. All rights reserved. Reading Borough 
Council. Account N
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D e s i g n  P a r a m e t e r s 2
2.1.2		 Ownership Constraint(s)

Option 3 - Partial Redevelopment of Precinct

Extant Retail Consent (2017)
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Option 2 - Redevelopment of Precinct OnlyOption 1 - Asda - Not within Ownership

X a

Meadway Centre Planning Brief :-

Option 1 of the Brief is not implementable 
as the clients do not have an ownership / 
interest in the Asda to the south.

The access to the Asda with the unusual 
configuration of entrance to the store to 
the rear must therefore remain intact in 
any proposals.

The Asda entrance is effectively the 
anchor attraction of the district centre.

Entrance
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Boots Lease - Retailer Retained within Meadway District Centre  - 2014

The key retailer identified for retention 
within the clients site ownership is Boots at 
the west end of the precinct, they have a 
new lease on their premises - from 2014 for 
10/15 years.

Existing Parade (from Honey End Lane)

Shared access - to be maintained

The access to Asda from Honey End Lane

Key Retail: Boots

Key retailer

D e s i g n  P a r a m e t e r s 2
2.1.3		 Boots Lease 2014 -2029
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Proposed Site Plan

Tilehurst, Reading

Chillingham Ltd

PLANNING

1st Floor Management / Security Suite.
(Accessed via ambulant disabled staircase)
Scale - 1:100

Proposed Site Plan
Scale - 1:500

Key

Existing banking retained
intact with additional trees.

New retaining wall to ownership boundary.

Extent of Existing Banking.

Boundary conditions as existing.

Proposed Banking - additional trees - large
canopy

Existing Banking / Precinct Trees Retained

Existing Tree to be Removed - Precinct

New Car Park trees - large canopy species
- set in grilles

New Frontage trees - large canopy
species. All new frontage trees to be set in
Grilles

1.- 600 x 300 Concrete block paving Paving
Indian Granite

2.- 600 x 300 Concrete block paving
Indian Granite & light granite colour

Permeable Paving - Resin Bond Gravel
raised surface as agreed with RBC tree
officer - incorporating play equipment

Tactile directional paving

Cross Bonding

Resin Bonded Gravel (to delivery area)

Cycle Spaces

Protective Bollards

Proposed gates with
 access controls

ASDA

•	 The Extant Consent is for 64,450 sqft of Retail 
•	 Existing Retail Retained - 29,880 sqft
•	 New Retail - 34,570 sqft
•	 180 customers + 20 staff spaces:-  200 TOTAL
•	 Residential retained / upgraded to upper parts.

•	

Boots is retained as the central “hub” retailer within the approved retail 
reconfiguration. 

This consent provides a basis to reconsider the overall masterplan approach, 

with key areas and approaches ‘agreed’ / already approved. 

Extant Planning Permission 2016 / 2017

N

Banking relocated westwards

D e s i g n  P a r a m e t e r s 2
2.1.4		 The Extant Consent (2016-2017) -Expanded Retail
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D e s i g n  P a r a m e t e r s 2
2.1.4		 The Extant Consent (2016-2017) -expanded retail

Metal framework
mesh planting screen

Metal framework
mesh planting screen

12 cp

(Glazed Canopy above)

14  Residenital CP

Existing canopy upgraded

Concourse upgraded

New
Residential
MOE

Boots designated Service Area

U4 Plant

(7 Disabled)104 customer Parking Spaces

Delivery Area

Sub station
relocation

Existing canopy upgraded

(Canopy above)

N
at

ur
al

 b
an

ki
ng

 1
:2

16 cp 18 cp 18 cp
6 cp

12 cp

Boots

Boots

Boots

Boots

NEW SURFACE & LINING TO EXISTING RECONFIGURED CAR PARKING

Shared access
to residential
& delivery area

Service yard

Proposed retaining wall
to existing banking

Sp
ill

 O
ut

Ar
ea

Directional crossing

4 No.
Motor Bike

12 cp

(Glazed Canopy above)

Surface & lining to new proposed car parking

TOTAL - 180 cp spaces

TOTAL - 76 cp spaces including 2 disabled

Seating bench
Iron & timber Seating
bench

Spill Out
Area

Visibility
marker

Bi
od

iv
er

si
ty

 'z
on

e'
 s

ho
w

n 
ha

tc
he

d

20 cp

2 Staff
 CPs

6 cp

34  No. Cycle

16  Covered secure
staff Cycle Parking

30 cp

32 cp

9 Disabled + 3 Parent
& Child Parking
Spaces inc.)

1

1

2

2

11

1

2

1

2
P&C

1

1

2

2

1

1

2

Spill Out /
Seating Area

Childrens
Play Area

2

2

New
Residential
MOE

22

2 Staff
 CPs

4 Staff
 CPs

 Staff
 CP

1

Security Gate
with Pass Gate

2no Serviced Kiosk stands

Bi
n 

St
or

e 
fo

r 
U

ni
ts

14
-1

7 
an

d 
U

ni
t 

8

Road Marking to
Delivery Bay

Full CCTV coverage
to management
suite at first floor
[shown dashed]

Buffer Zone

Protective
Bollards

Tree to be managed
to avoid new canopy

Gated/secure
service
corridor

P&C

P&C

Road Marking to
Delivery Bays

63

51

55

75

New Residential
MoE

Upgraded
residential core 2

Delivery Area

Existing canopy
upgraded

Existing canopy
upgraded

Ex
is

ti
ng

 c
an

op
y

up
gr

ad
ed

(Canopy above)

Proposed
New Unit 1
6,253 ft²
581 m²

Proposed New
Unit 4

6,964 ft²
647 m²

Proposed N
ew

 U
nit 3b

2,540 ft²
236 m

²

Proposed N
ew

 U
nit 2

2,572 ft²
239 m

²

Proposed N
ew

 U
nit 3a

2,540 ft²
236 m

²

UNIT 32
BOOTS

Extended
units 4/5
1,894 ft²
176 m²

U
ni

ts
 1

4/
15

1,
89

4 
ft

²
17

6 
m

²

Extended Unit 24
1,325 ft²
123 m²

Unit 25

Unit 26

Unit 27

Unit 28

U
ni

t 
16

U
ni

t 
17

U
ni

t 
19

U
ni

t 
20

U
ni

t 
21

U
ni

t 
22

U
ni

t 
23

Unit 13

Unit 12

Unit 11

Unit 10

U
ni

t 
1

U
ni

t 
2

U
ni

t 
3

Upgraded residential
core 1

U
ni

t 
18

Extended
unit 6/7
2,572 ft²
239 m²

Staff
welfare
area

Staff
welfare
area

Staff
welfare
area

Staff
welfare
area

Proposed New Unit  8
1,240 ft²  115m²

12 Bicycle
Parking

15 No.
BICYCLE

Main
Entrance

Main
Entrance

MOE
from
Boots

MOE

MOE

MOE

MOE

MoE

New
Residential
MOE

Staff
welfare
area

Proposed New
Unit 6

10,000ft²
929 m²

Staff
welfare
area

MOE

MOE

Ex
is

ti
ng

 c
an

op
y

up
gr

ad
ed

Extended
unit 8/9
2,292 ft²
213 m²

16  Covered secure
staff Cycle Parking

Gated/secure
service
corridor

Access
Control
Gate

Gated/secure
service
corridor

Gated/secure
service

corridor

Main
Entrance

(Canopy above)

Public
Toilets

Gated/secure
service

corridor

Sliding Secure
Gate

Sliding Secure
 Gate

Lift

MOE

Proposed New
Unit 1A
430 ft²

       40 m²

12 Cycle parking spaces-under stairs
(min 2m head room)

34 covered Cycle parking spaces

Compton House, Walnut Tree Close, Guildford, Surrey, GU1 4TX

[t] 01483 455100  [f] 01483 455210  [e] design@accordarchitecture.com

ra tihc t ue erc
utihdr .ocaw w w ac c c c o. r r mt e e

Do rca c
1364A - OA1102

IPDFJan 191:500

(Annotated)
(Retail) Planning Approved Site Plan

Tilehurst, Reading

Chillingham Ltd

OUTLINE PLANNING

Key - As per application number 150945

New retaining wall alignment

Extent of Existing Banking.

Boundary conditions as existing.

Proposed Banking - additional trees - large
canopy

Existing Banking / Precinct Trees Retained

Existing Tree to be Removed - Precinct

New Car Park trees - large canopy species
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species. All new frontage trees to be set in
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raised surface as agreed with RBC tree
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Tactile directional paving
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 access controls

(Retail) Planning Approved Site Plan (Annotated)
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per application number
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Extent of Existing Banking.

Boundary conditions as existing.

Proposed Banking - additional trees - large
canopy

Existing Banking / Precinct Trees Retained

Existing Tree to be Removed - Precinct
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Grilles

1.- 600 x 300 Concrete block paving Paving
Indian Granite

2.- 600 x 300 Concrete block paving
Indian Granite & light granite colour

Permeable Paving - Resin Bond Gravel
raised surface as agreed with RBC tree
officer - incorporating play equipment

Tactile directional paving

Cross Bonding

Resin Bonded Gravel (to delivery area)

Cycle Spaces

Protective Bollards

Proposed gates with
 access controls

(Retail) Planning Approved Site Plan (Annotated)
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      Total Consented Retail: 5988.42 sqm

Consented Additional Retail : 3211.9 sqm

Consented configurations as per
application number 150945

Area for 22 Proposed Trees as per
application number 150945

Retaining wall location as
per application number

150945

Public Realm Frontage
Configuration

APPROVED ELEMENTS
Public toilets relocated.

Existing Leisure replaced with new retail

Service Road Configuration

22 New trees within
surface car park

Existing and 12
new large canopy
trees to banking

Agreed tree (works) within Public Realm.

New retail to retaining wall alignment.

This was Drawing No
1364-PL1110

as per Planning consent Ref
150945

Area of Biodiversity
within site demise

Servicing here

"Sky Sign".

Entrance Signage.

Extant Planning Permission 2016 / 2017 - Areas of Consented Configuration to be retained

Key areas of the planning consent 
are agreed as highlighted. 

These will be maintained in an 
emerging Base Plan to consider 
the proposals.

Public Realm

The works to the existing / 
retained trees are agreed for 
example and it is logical that 
these agreed parameters are 
maintained within the emerging 
masterplan.

Existing Leisure / Gym

The aspiration is to (re) introduce 
a mix of uses within the emerging 
masterplan, including leisure / 
gym use(s).

Staff parking to the service road
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Public Car Park Public Car Park

Key

Existing Retail Units (occupied)

Boots

Other Existing Buildings

Public Toilets ( existing locations)

D e s i g n  P a r a m e t e r s 2
2.1.5		 (other) Key Retailers (December 2018)
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Tandoori

Betfred

Boots 
Back of House
(not required)

Shared Vehicular Access

Lees Garden

The Tilehurst

Meadway 

Launderette

Chicago

Reading Aquatics

ST
O

N
E

H
A

M
 C

L
O

SE

Sea Master

Barbers

Area of Biodiversity 
Signif icance

rear 
of units

Accord revisited the centre - at December 2018 
and identified all retailers currently within the 
centre.

These are / (were) 18 shops within the centre.

The northern wing is clearly less popular currently.

The approach from the public car park is to the 
rear of shops - no / limited visibility.

The key issue is that all units are repetitive / 
similar in size.

The revised masterplan design intent is to open 
up the precinct and to improve the mix of shop 
sizes and configurations on offer to attract a 
wider range of retailers, complimented by a mix 
of uses.
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•	 Key retailers can be relocated in the northern building before any demolition takes 
place to open up the centre.

Area of Biodiversity 
Signif icance

Existing 
Residential

Shared Vehicular Access

First Phase

Resi 

(x27) & 

Retail

D e s i g n  P a r a m e t e r s 2
2.1.6		 Relocating Existing Tenants 2.1.7		 Rehousing Existing Residents.

Boots

Pharmacy
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Barbers
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t

D
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n
tist

Tandoori

Betfred

Fish ‘n’ Chips

Area of Biodiversity 
Signif icance

Existing 
Residential

Boots 
Back of House

Public Car ParkPublic Car 
Park

Shared Vehicular Access

Buildings to be demolished - to Ground Floor

Lees Garden

•	 All existing residents can be relocated within the site in a phased manner.

UPGRADED NORTH BUILDING

Buildings to be demolished at Upper Floors

Residents to be relocated

Retail to be relocated

Existing Retail Units

Proposed Residential Locations
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Park 
Access

Prospect Park 
Hospital

St Michael’s 
Primary School

Prospect School

Prospect Park

The Rookery

Key 

	 District Centre	
	
	 Site Boundary
	
	 Retail 
	
	 Residential
 
        Building

	 Hospital
	
	 Schools
	
	 Trees

	 Green Space

	

 

public transport

The public transport is 
primarily on The Meadway 
/Tilehurst Road - to the 
north of the site. Bus 
stops on Honey End Lane 
are not currently in use.

N

The District Centre serves a wide residential 
area - with Prospect Park as a major public 
amenity space, immediate to the site. The 
site being an ex brickworks is considerably 
set down from the residential  to the west, 
with a landscaped banking to the site which 
is set in a wider context, with considerable 
residential (7/8 storeys) to the south of 
Honey End Lane for example.

Residential to South of Prospect Park - 7 / 8 
Storeys

Residential to north of the site - 3/4 storeys

Residential to rear of site

D e s i g n  P a r a m e t e r s 2
2.2		  Appraisal of the Local / Wider Area

The Meadway
(District Centre)

H
o

n
e

y E
n

d
 L

a
n

e

The Meadway



12Meadway, Tilehurst, Reading / Jan 2019 / Job Ref. 1364A

Key 
	 Public Transport

          Pedestrian Linkage 		
	 Desire lines

          Retail Access

          Residential & 		
	 Delivery Access

The Key decision is to 
separate customer access 
from residential vehicles. 

Existing Buildings - to be 
retained / upgraded  	

Buildings Removed

A desire route to / from Asda 
as the “ Anchor Attraction” 
is considered on the basis of 
“people movement” through 
the site.

Retaining 
Wall

Desire to set back 
any development 
from Asda boundary

Existing 
building 

l ine

Residential and 
Deliveries

Green 
banking 
within 
cl ient 
ownership Customer 

Access

Greened frontage 
pubic realm
‘Base Plan’

Desire route 
from south

20m Offset from 
surroundings

20m Offset from 
surroundings

25m
Set back from 

houses - no build 
zone

Area of Biodiversity 
Signif icance

Existing 
Residential

Shared Vehicular Access

Anchor Attraction

Key Retailer

Entrance

The Meadway

H
o

n
e

y E
n

d
 La

n
e

Customer 
Car Park

Green 
Boundary

Existing 
Building Line

Public Transport
D e s i g n  P a r a m e t e r s 2

2.3		  Parameters Plan 

The key design parameters generates a “base” to analyse the 
design constraints / inferences of an emerging masterplan.

UPGRADED NORTH BUILDING

Retailers relocated

N
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UPGRADED NORTH BUILDING

Emerging 
Development 

Footprint

Green Boundary

Green Boundary

G
re

e
n

 B
o

u
n

d
ary

Desire to set 
development 
inboard from 
southern 
and western 
boundaries.

Public Square

R
e

ta
il
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n
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s

20m Offset from 
surroundings

20m Offset from 
surroundings

Area of Biodiversity 
Signif icance

Existing 
Residential

Shared Vehicular Access

H
o

n
e

y E
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d
 La

n
e

Customer 
Car Park

Current Lack of Focal Visibi l ity

Current Lack of Focal Elements

Current Lack of approach visibi l ity

A

B

C

D

A

B

C

D

New building to 
enclose courtyard and 
/ provide approach 
visibi l ity

Focal Approach 
Elements

Focal Elements

The Meadway

2.3		  Parameters Plan - Emerging Development Footprint

An emerging development footprint of new residential to the rear of the 
site and an open retail courtyard, with Asda as the southern building. This 
can be considered as a “series of buildings” with focal elements at key 
interfaces, aspects and approaches.

D e s i g n  P a r a m e t e r s 2

N

Courtyard Customer 

Car park

Anchor Attraction
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2.4		  Base Plan 

The emerging development footprint can be created by 
migrating the previously consented retail, redistributed 
around the public courtyard space, enabling the rear site to 
become a residential redevelopment, using the contoured 
banking and consented retaining wall as a basis. 

The key parameters from the previous consent can 
be applied to this “base” plan as previously agreed 
parameters.

Withing this Base Plan a phased series of buildings can be 
considered to bring forward residential proposals, to the 
rear of the site and over the retained and reconfigured 
retail. 

The logic is to consider a lower level parking arrangement 
adjacent to the re-aligned retaining wall to achieve a 
reasonable parking level for the proposals, concealed  
in an undercroft arrangement of public (accessed from 
south) and private (accessed from north) parking.

“Live frontages” will screen the parking from the public 
faces.

Key

D e s i g n  P a r a m e t e r s 2
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Sites for Residential Construction Site for Residential

Redevelopment

Base Plan Reconfiguration
Scale - 1:500 @ A1

Existing Retail Retained : 1509.7 sqm

Consented Retail Relocated : 2244 sqm

Consented configurations as per
application number 150945

Area for 22 Proposed Trees to by added as
per application number 150945

Retaining wall location as
per application number

150945

Existing Trees

Proposed Trees as per Application
No 150945

Consented Retail (partially) relocated

Public Realm

Frontage
Configuration
- mantained

22 New trees within
surface car park
- set in grilles.

Existing and 12
new large canopy
trees to banking

Additional Existing Tree Replaced

Servicing here

KEY - of uses

APPROVED ELEMENTS

This is a diagrammatic
drawing which shows the

APPROVED ELEMENTS to be
maintained and the

reconfigurations to achieve
the BASE PLAN proposals.

Total Retail Retained / Proposed:
3757.7 sqm

Existing Retail removed : 1455.82 sqm

Service Road Configuration
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Ground floor
Proposed Base Plans

Tilehurst, Reading

Chillingham Ltd

OUTLINE PLANNING
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Proposed (Base) Site Plan - Ground Floor
Scale - 1:500 @ A1
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Consented configurations as per
application number 150945

Area for 22 Proposed Trees to by added as
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Retaining wall location as
per application number
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BASE PLAN - KEY

APPROVED ELEMENTS

This is the diagrammatic
BASE PLAN at Ground Floor

level with the APPROVED
ELEMENTS and (retail)

reconfigurations in place.

"Sky Sign".

Signage.
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22 New trees within
surface car park

set in grilles.

Frontage
Configuration

Maintained

Service Road Configuration

N
ew

 a
nd

 e
xi

st
in

g
tr

ee
s 

as
 a

gr
ee

d 
to

ba
nk

in
g

- m
ai

nt
ai

ne
d

Sites for Residential Construction

Existing Retail Retained
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Area for 22 Proposed Trees to by added as
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Retaining wall location as
per application number
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Existing Trees
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KEY - of uses

APPROVED ELEMENTS

BASE PLAN - KEY

APPROVED ELEMENTS

This is the diagrammatic
BASE PLAN at Ground Floor

level with the APPROVED
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reconfigurations in place.
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Signage.
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WIP 27
Presentation 

to  
Councillors 

WIP 24 
Sept 2017

WIP 25 Jan 
2018

WIP 26: 
May 2018

WIP 27: 
Aug. 2017

3 Sept. 
2018

Dec 2018 early 2019 2019

3.1		  Project Timeline

Pre-App 
1

Pre-App 
2

Pre-App 
3

Further 
Reduced  
Scheme  

Aspiration 

Bulk/  
Mass/Scale 

Public 
Consultation

Work up 
Outline  
Planning 

Application  

Reduced  
Scheme  

Aspiration 

Initial 
Residential
Feasibility 

Outline
Planning Application

Submission  

K e y  I s s u e s 3

3.2		  WIP 27 - Councillor Presentation:

This was presented to a positive Councillor audience, including 
the RBC planning officer, on 3rd Sept 2018. This has encouraged 
the client/owners to now proceed to Outline Planning Application 
status, based upon the proposals as presented. The proposals have 
been honed WIP24 to WIP27 status influenced by feedback and 
comment from the planning officer.

The timeline (of engagement) has revolved around (4) consistent 
key issues.

3.3		  Key Issues

3.3.1	  Focal Elements

The emerging masterplan is appraised on the basis of approach and 
key aspects where focal buildings can be considered as identified 
in the Design Parameters (section 2.3)

3.3.2 	Bulk / Mass / Scale

The heights of the sketch proposals has been reduced and honed 
from an initial scheme to a proposal promoting a “podium” of 
retail with 3/4 levels of residential flats over, with these focal 
elements integrated into the streetscape.

3.3.3	 Extent of Public Realm.

The widening of the existing public realm space to a considerable 
central amenity area is a key design parameter. 

This is complemented by residential amenity at a raised courtyard 
level.

3.3.4	 Access and (Public) car Parking

The extant consent has an agreed figure of 180 public and 20 staff 
spaces - for the 64,450sqft overall retail quantum.

The retail quantum is reduced and a pro-rata reduction in public 
parking is promoted - adjacent to the public realm and accessible 
via the (Asda) public access.

3.3.5	 Phasing / Existing Residents

A phased approach to maintaining existing tenants and residents, 
until suitable relocations are established.

 On the basis of this “base” plan approach a consultation process has taken place with Reading Borough Council planning and Councillors. 
Accord work on a “Work in Progress” (WIP) basis to bring forward proposals via an iterative approach - from WIP 24 through to WIP 27. In each 
iteration there were key, recurring issues to address.
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Area of Biodiversity 
Signif icance

Existing 
Residential

H
o

n
e

y E
n

d
 La

n
e

Customer 
Car Park

1.

2.

2a

3.

4.

New building to 
enclose courtyard / 
provide visibi l ity

Focal Elements

D

The Meadway

3.3.1		 Key Issues  - Focal Elements / Series of Buildings
K e y  I s s u e s 3

A hierarchy of focal approach and “end stop” 
elements is considered for the emerging 
footprint.

Focal Point 1

This is the primary focus within the scheme being 
in the centre (north) of the proposals defining the 
access to / from Asda as the anchor attraction.

Focal Point 2 & 2a

These points are seen as important elements 
within the development - as ‘end stops’ to be  
viewed from a distance as you enter / approach 
the site, which also, with focal point 1 define the 
amenity courtyard around which the residential 
“series of buildings” is arranged.

Focal Point 3 & 4 

The frontage suffers from a lack of focal elements 
providing interest and attractions onto Honey 
End Lane. New buildings which present a more 
attractive outlook, and advertise the presence 
of the district centre, particularly to northern 
and southern approaches are advocated.

N

Anchor Attraction

Entrance

SERIES OF BUILDINGS

Focal Elements

RESIDENTIAL 

COURTYARD
PUBLIC 

COURTYARD



17Meadway, Tilehurst, Reading / Jan 2019 / Job Ref. 1364A

Section D undulating profi le - as discussed on 29/01/18

Section D - Reduced Bulk / Mass / Scale & Reduced excavation 10/5/18

Section D - tabled September/October 2017

Step Away from 
Boundary here

Potential To 
increase Mass

Consider new 
residential 

here

Excavate - 
additional parking 

Consider 
visibi l ity here

Stoneham 
Close

Honey End 
Lane

Retail

Focal Corner

Focal Corner

Live Core Community 
Amenity

Residential 
Amenity

Residential Parking

Gym

•	 Analysing Potential Bulk / Mass / Scale

•	 A Base scheme of 280 Residential Units / 
Intensified up to 370

From the initial Residential Feasibility (Sept 
2017) the approach to bulk/mass/scale has 
been honed in response to planning officer 
concerns, via WIP 25/26 towards WIP 27 (over) 
which integrates the focal elements more into 
the architecture of the streetscape.

•	 A scheme of 320 Residential Units

•	 A scheme of 280 Residential Units

Key Plan

2017 - WIP 24

January 2018 - WIP 25

May 2018 - WIP 26

3.3.2		 Key Issues  - Bulk / Mass / Scale - Initial Appraisals
K e y  I s s u e s 3

1.

D DNORTH BUILDING

EAST
BUILDING

NORTH EAST
BUILDING

NORTH WEST
BUILDING

 WEST
BUILDING

 SOUTH WEST BUILDING

NORTH BUILDING

EAST
BUILDING

NORTH EAST
BUILDING

NORTH WEST
BUILDING

 WEST
BUILDING

 SOUTH WEST BUILDING
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NORTH BUILDING

EAST
BUILDING

NORTH EAST
BUILDING

NORTH WEST
BUILDING

 WEST
BUILDING

 SOUTH WEST BUILDING

NORTH BUILDING

EAST
BUILDING

NORTH EAST
BUILDING

NORTH WEST
BUILDING

 WEST
BUILDING

 SOUTH WEST BUILDING

RBC engagement has encouraged a considerably reduced quantum of residential - to 29 replacement and 239 new residences - as presented to RBC / Councillors on 3rd Sept 2018,

Proposed Sections - August 2018

Key Plan

B

B

Landscaped 
Banking

Heights of 
adjacent 

residential.

Landscaped 
Frontage

Focal Elements - integrated into the 
architecture of the streetscapes.

Screened / concealed residential parking.

Landscaped 
Frontage

Delivery & 
Residential 

Access

Stepped 
Building 
Heights

3.3.2		 Key Issues  - Bulk / Mass / Scale  - WIP 27
K e y  I s s u e s 3

Section D - Reduced Bulk / Mass / Scale 

D D

Retail Retail
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         WIP 25 Public Realm

3.3.3		 Key Issues  - Extent of Public Realm
K e y  I s s u e s 3

Area of Biodiversity 
Signif icance

Existing 
Residential

Shared Vehicular Access

	 	 	 	 	 	
WIP 24 Public Realm

	 	 	 	 	 	
  WIP 26 Public Realm

	 	 	 	 	 	
     WIP 27 Public RealmUpgraded Public Square

Frontage Public Realm 
as Extant Consent

Residential ‘Mews’

Residential Amenity Courtyard

Public Realm 
Courtyard

EW

S

Consented Retaining 
Wall Line

The extent of the public realm has been increased during 
the consultation process - based on other district centre 
examples such as Woodley, which integrates play space 
with  street furniture and public information in a cohesive, 
usable and expansive public space.

The new buildings to the south and east of the residential 
amenity are lower to enable daylight / sunlight into the 
residential amenity courtyard. The eastern building is 
proposed as leisure / gym which can overlook both the 
public and residential courtyards.

Green Boundary

Lower

Car Park

Leisure 

/ Gym 

here

Woodley - Public Square - Play Space 
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3.3.4		 Key Issues  - Access and (Public) Car Parking - Extant 
Consent

K e y  I s s u e s 3

Metal framework
mesh planting screen

Metal framework
mesh planting screen

12 cp

14 Residential CP including 2 disabled

(7 Disabled)104 customer Parking Spaces

16 cp 18 cp 18 cp
6 cp

12 cp

NEW SURFACE & LINING TO EXISTING RECONFIGURED CAR PARKING

4 No.
Motor Bike

12 cp

Surface & lining to new proposed car parking

TOTAL - 180 cp spaces

TOTAL - 76 cp spaces including 2 disabled

20 cp

2 Staff
 CPs

6 cp

34  No. Cycle

16  Covered secure
staff Cycle Parking

30 cp

32 cp

9 Disabled + 3 Parent
& Child Parking
Spaces inc.)

1

1

2

2

11

1

2

1

2

P&C

1

1

2

2

1

1

2

Spill Out /
Seating Area

Childrens
Play Area

2

2

22

2 Staff
 CPs

4 Staff
 CPs

 Staff
 CP

1

Security Gate
with Pass Gate

2no Serviced Kiosk stands

Bi
n 

St
or

e 
fo

r 
U

ni
ts

14
-1

7 
an

d 
U

ni
t 

8

Road Marking to
Delivery Bay

Full CCTV coverage
to management
suite at first floor
[shown dashed]

Buffer Zone

Protective
Bollards

Tree to be managed
to avoid new canopy

Gated/secure
service
corridor

P&C

P&C

11 Retail Spaces

H
 O

 N
 E Y    E N

 D    L A N
 E

New Residential
MoE

Upgraded
residential core 2

Delivery Area

Existing canopy
upgraded

Existing canopy
upgraded

Ex
is

ti
ng

 c
an

op
y

up
gr

ad
ed

(Canopy above)

Proposed
New Unit 1
6,253 ft²
581 m²

Proposed New
Unit 4

6,964 ft²
647 m²

Proposed N
ew

 U
nit 3b

2,540 ft²
236 m

²

Proposed N
ew

 U
nit 2

2,572 ft²
239 m

²

Proposed N
ew

 U
nit 3a

2,540 ft²
236 m

²

UNIT 32
BOOTS

Extended
units 4/5
1,894 ft²
176 m²

U
ni

ts
 1

4/
15

1,
89

4 
ft

²
17

6 
m

²

Extended Unit 24
1,325 ft²
123 m²

Unit 25

Unit 26

Unit 27

Unit 28

U
ni

t 
16

U
ni

t 
17

U
ni

t 
19

U
ni

t 
20

U
ni

t 
21

U
ni

t 
22

U
ni

t 
23

Unit 13

Unit 12

Unit 11

Unit 10

U
ni

t 
1

U
ni

t 
2

U
ni

t 
3

Upgraded residential
core 1

U
ni

t 
18

Extended
unit 6/7
2,572 ft²
239 m²

Staff
welfare
area

Staff
welfare
area

Staff
welfare
area

Staff
welfare
area

Proposed New Unit  8
1,240 ft²  115m²

12 Bicycle
Parking

15 No.
BICYCLE

Main
Entrance

Main
Entrance

MOE
from
Boots

MOE

MOE

MOE

MOE

MoE

New
Residential
MOE

Staff
welfare
area

Proposed New
Unit 6

10,000ft²
929 m²

Staff
welfare
area

MOE

MOE

Ex
is

ti
ng

 c
an

op
y

up
gr

ad
ed

Extended
unit 8/9
2,292 ft²
213 m²

16  Covered secure
staff Cycle Parking

Gated/secure
service
corridor

Access
Control
Gate

Gated/secure
service
corridor

Gated/secure
service

corridor

Main
Entrance

(Canopy above)

Public
Toilets

Gated/secure
service

corridor

Sliding Secure
Gate

Sliding Secure
 Gate

Lift

MOE

Proposed New
Unit 1A
430 ft²

       40 m²

Unisex
WC

Welfare

Office /
Security
Suite

MoE

Store
Dis.
Refuge

Full CCTV coverage to
Security  suite Compton House, Walnut Tree Close, Guildford, Surrey, GU1 4TX

[t] 01483 455100  [f] 01483 455210  [e] design@accordarchitecture.com

ra tihc t ue erc
utihdr .ocaw w w ac c c c o. r r mt e e

Do rca c
E1364-PL.1110

-SLHSep 2016VARIES

Proposed Site Plan

Tilehurst, Reading

Chillingham Ltd

PLANNING

1st Floor Management / Security Suite.
(Accessed via ambulant disabled staircase)
Scale - 1:100

Proposed Site Plan
Scale - 1:500

Key

Existing banking retained
intact with additional trees.

New retaining wall to ownership boundary.

Extent of Existing Banking.

Boundary conditions as existing.

Proposed Banking - additional trees - large
canopy

Existing Banking / Precinct Trees Retained

Existing Tree to be Removed - Precinct

New Car Park trees - large canopy species
- set in grilles

New Frontage trees - large canopy
species. All new frontage trees to be set in
Grilles

1.- 600 x 300 Concrete block paving Paving
Indian Granite

2.- 600 x 300 Concrete block paving
Indian Granite & light granite colour

Permeable Paving - Resin Bond Gravel
raised surface as agreed with RBC tree
officer - incorporating play equipment

Tactile directional paving

Cross Bonding

Resin Bonded Gravel (to delivery area)

Cycle Spaces

Protective Bollards

Proposed gates with
 access controls

ASDA

Extract from Extant Consent (1364-PL.1110rev E)

Extant Consent:

During negotiations for the retail consent 
parking provision was a key issue which was 
agreed as :-

•	 180 Customer Parking Spaces

•	 20 Staff Spaces

The Existing Retail Consent is for 5988 sqm of 
Retail 

Customer Spaces 

5988 / 180 = 1 space per 33.3sqm for retail

Staff Spaces

5988 / 20 = 1 space per 299.5sqm for retail

Residential Spaces

27 Units = 14 spaces Provided - (approx. 1/2 
units)

Total = 214 Spaces Provided

The approach is to pro rata the retail parking 
provision as above and to achieve at least one 
space per residential unit, plus visitors, with 
allocated space(s) for other uses.
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3.3.4		 Key Issues  - Access and (Public) Car Parking - Proposals
K e y  I s s u e s 3

Existing
BOOTS
Above

Retail

Retail

Retail
Retail

Retail

Retail

BOOTS

Flexible
Void Over Retail

Void Over Retail

Void Over Retail

 WEST
BUILDING

 SOUTH WEST BUILDING

Compton House, Walnut Tree Close, Guildford, Surrey, GU1 4TX

[t] 01483 455100  [f] 01483 455210  [e] design@accordarchitecture.com

ra tihc t ue erc
utihdr .ocaw w w ac c c c o. r r mt e e

Do rca c
-1364A-OA1220

IPDKJan 191:200

L.Ground Floor, Ground Floor & Mez. Floor
Proposed Car Parking

Tilehurst, Reading

Chillingham Ltd

OUTLINE PLANNING

Proposed Car Parking
Lower Ground Floor, Ground Floor & Mezzanine Floor Plans
Scale - 1:500

Ground Floor Mezzanine Floor

Parking Key

DELIVERIES

Lower Ground Floor

Flexible screen - potential to increase / decrease public / residential parking.

Residential Parking

Public Parking

Staff Parking

Medical Centre Parking

Cores (Bins and Bikes)

CHP / Plant

Lower Ground Floor Ground Floor Mezzanine Level 

Key 

Residential Parking 

Customer Parking Spaces 

Staff Parking Spaces

Medical 

TOTAL

304

137

14

6

461

The outline planning proposals indicate:-

Total Provided

Outline Application 

The Outline Application is for a reduced 
quantum of retail :- 

3753.7sqm 

Customer Spaces 

3753.7 / 33.3sqm = 113 spaces required

Staff Spaces

3753.7 / 299.5sqm = 13 spaces required

Residential Spaces

266 Units = 1 per 1 = 266 spaces required

Total = 392 Spaces Required

Flexible public parking Provision

The public parking can be flexible and could be increased / decreased via a 
simple dividing  screen between the public and residential spaces (accessed 
from the northern access).

•	 The parking provision includes 10% min. disabled parking throughout.

•	  Electric Charging Points (w) are provided at 10%.

Flexible
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Key

Retail Units

Existing Building

Existing Residential

Public Toilets

Existing Trees

Replaced Trees

Proposed Trees

Retaining Wall Line

Proposed Buildings 

Proposed Buildings

The site has a number of existing retailers 
which can be identified as the Key 
Retailers to retain within the district 
centre, during and post development. 

•	 The first activity is to relocate existing 
residents within the site.

•	 The western parking and residential can 
then be constructed, integrated with 
the new retail.

•	 Phased development can then proceed 
west to east, with new retail over the 
existing / retained shops.

Public Toilets

Maintaining a public toilet provision is a 
key phasing parameter. The provision is 
amalgamated with the public parking.

3.3.5	Key Issues  - Phased Redevelopment
3K e y  I s s u e s

Meadway, Tilehurst, Reading / Presentation to RBC Councillors End August 2018 / Job Ref.1364 Work in Progress 27

Above the retail ground floor, the site is 
currently made up of 27 residential units 
split between 4 Buildings.

The design intent is to rehouse all these 
residents, on site. 

The design intent is to develop to the rear of 
the Boots building, as a residential parking 
podium, utilising the consented retaining 
wall and to build new residential from the 
rear of the site in phases towards the 
frontage. 

The first residential phase is intended to 
rehouse the existing residents.

Key

  Boots

  Residential

Existing district centre -  residential  upper parts

Area of  Biodiversi ty 
Signi f icance

Exist ing 
Resident ia l

Shared Vehicular Access

Resi 
(x27) & 

Retail

Phase 1 - Relocate Existing Tenants and Residents  / 
Demolish southern retail building

Meadway, Tilehurst, Reading / Presentation to RBC Councillors End August 2018 / Job Ref.1364 Work in Progress 27

Maintain 
Public Car 

Park

Construction of 
Residents Car Park

Tandoori

Lees Garden

Betfred

Fish ‘n’ Chips

Area of  Biodiversi ty 
Signi f icance

Exist ing 
Resident ia l

Phase Three -  Residents Car Park

Upgraded Public 
Car Park

 Potential to Relocate
 B

oo
ts

Maintain 
Boots 

Deliveries

Phase 
1

Shared Vehicular Access

Key

Relocated Food Retail Units

Relocated Non-Food Retail Units

Existing Building

Public Toilets

Existing Trees

Replaced Trees

Proposed Trees

Retaining Wall Line

Proposed Buildings (Previous Phase)

Boots

Pharmacy

C
arp

et

T
h

e

 G
ro

ve C
afe

B
arb

ers

D
en

tist

Residential here

Phase 1 - Construction of Undercroft Parking level / NE and SW 
Buildings

Meadway, Tilehurst, Reading / Presentation to RBC Councillors End August 2018 / Job Ref.1364 Work in Progress 27

Upgraded Public Square
Tandoori

Lees Garden

Betfred

Fish ‘n’ Chips

Area of  Biodiversi ty 
Signi f icance

Exist ing 
Resident ia l

Phase 4- Ground & Mezzanine -  Retai l  & Parking 

Phase 
1

Upgraded Public 
Car ParkPublic Car 

Park

Resi Car 
Park

Maintain 
Boots 

Deliveries

Deliveries

New 
Retail

New Retail

Gym

Relocate Public W/C

Shared Vehicular Access

Key

Relocated Food Retail Units

Relocated Non-Food Retail Units

Existing Building

Public Toilets

Existing Trees

Replaced Trees

Proposed Trees

Retaining Wall Line

Proposed Buildings (Previous Phase)

Proposed Buildings

Lower Ground Car Parking

C
arp

et

T
h

e

 G
ro

ve C
afe

B
arb

ers

D
en

tist

Townhouse & Flats

Phase 1

 Phase 2 - Create New Retail and Parking to West 

Meadway, Tilehurst, Reading / Presentation to RBC Councillors End August 2018 / Job Ref.1364 Work in Progress 27

Phase 5 -  Upper Parts over existing 

Area of  Biodiversi ty 
Signi f icance

Exist ing 
Resident ia l

Phase 3 

Resi

M
edical

Key

Boots (retained)

Existing Building

Public Toilets

Existing Trees

Replaced Trees

Proposed Trees

Retaining Wall Line

Proposed Buildings (Previous Phase)

Proposed Buildings

Phase 
1

Upgrade Public Car 
Park

Phase 1

Gym

Phase 1

Phase 2

Phase 
2

Phase 3

Phase 3 - New Residential and Medical / other use(s)over existing 
retail

New residential 

buildings over.
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4
4.1	 Worked up “Base Plan”

C o n c e p t  D e s i g n

H
O

N
E

Y
 E

N
D

 L
A

N
E

ST
O

N
E

H
A

M
 C

L
O

SE

Service Road Configuration

Servicing here

Public Realm

Additional tree reinstated

Frontage 

Configuration 

Maintained

Extended Public Realm / Square

Public Car Parking

Residential 

Amenity 

Courtyard
Leisure

Townhouses

“mews” streetscape

Additional area of 
banking retained.

New and 

existing trees 

as agreed 

to banking - 

maintained Consented configurations 
as per application number 150945

Area for 22 proposed trees as per 
application number 150945

Retaining wall as per application 150945

EW

S

The “Base Plan” adopts the items from 
the previously agreed (retail) consent as 
a  basis to create two distinct courtyards 
- a public realm square fronting the 
reconfigured retail and an amenity 
courtyard over the parking serving the 
residents to the west.

The residential is arranged in a “series of 
buildings” approach.(Identified over)

The buildings to the south east of the 
amenity courtyard are lower with the 
(single storey) leisure building framing 
and overlooking the amenity space.
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Upgraded Public Square

H
O

N
EY

 EN
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E

ST
O

N
E

H
A

M
 C

L
O

SE

East Building
to be constructed above existing Retail 

NORTH East Building
Phase 1 of the development  

North Building
to be constructed above existing Retail   

North West Building
Fronting the Woodland to the north and 

amenity area to the south

West Building
Fronting the banking to the west and 

amenity area to the east

South West Building
Mews and focal building

Leisure
As an enclosure to the courtyard

Courtyard
community hub

Amenity Courtyard

Public Square

4
4.2	 Masterplan of Constituent Parts - “Series of Buildings”

C o n c e p t  D e s i g n

Relocated Public Toilets
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H
O
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E
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L
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SE

Focal Points / End Stops

Focal Corners

Retail Features - framing the 
public square

4
4.3	 Defining The Focal Elements

C o n c e p t  D e s i g n

The focal elements identified as key parameters are applied to this base plan approach to “build up” a series of buildings with focal, approach end stop and feature elements.
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Outline Planning Application 

As an Outline Application approach a Design Code is applied to the 
bulk / mass / scale of elements to promote interest, modelling 
and definition to the building by building forms:- 

Defining the Retail

The retail at grade is interpolated and interpreted from the 
extant detailed planning approval, adapted to suite the revised 
plan footprint configurations. The concept is of two retail features 
defining the public concourse which frame the public realm to the 
North East and North West Corners

Defining the Public Realm

A feature which acts as a “campanile” to the public space is 
proposed - vertically expressed and viewed in the round as a 
prominent, defining feature.

Identifying the mix of uses

The ‘campanile’ can be the access feature to (first floor) medical 
/ other uses onto Honey End Lane. An architectural feature / 
focal element is also proposed to define the leisure entrance to 
the south. These (4) focal elements, together with the new focal 
corner building, define and add interest to the public courtyard.

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

4
4.4	 Design Code

C o n c e p t  D e s i g n

Elemental Approach

Focal Elements

Varying roofscapes 
/ massing profiles

Focal Corners

Roof setback

Projection Bays / 
Balconies

Retail / community 
hub Features

Brick work 
- varying 
tones and 
patterns

(Lower levels)

(Intermediate 
levels)
(Upper levels)

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess
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4.5	 Applying the Design Code - Massing / Elevational Intent
4

+60.00

+60.00

Gym

Retail

Residential

+60.00

B

A

B

C

C

A

Indicative Massing South Elevation B-B

Indicative Massing South Elevation A-A

Indicative Massing East Elevation C-C

C o n c e p t  D e s i g n

Leisure / Gym

These massing studies are indicative of how the Design Code can be applied to the streetscapes and 
“series of buildings” approach.
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5
5.1	 Proposed Masterplan

D e s i g n  I n t e n t
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Consented configurations 
as per application number 150945

Area for 22 proposed trees to be added as 
per application number 150945

Retaining wall as per application 150945

EW

S

In addition to integrating plan elements 
from the extant retail consent; it is the 
design intent that the retail elements - 
frontages and shopfronts, reasonably reflect 
the detailed planning approval already in 
place, for both the existing refurbishment 
and the new retail.                  

     

The approved retail elevations 
reflect the brickwork heritage 
of the site (see over) and it 
is reasonable to adapt these 
to suit the public courtyard 
conditions of the proposed 
masterplan.

Approved Signage
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Approved

Approved

5D e s i g n  I n t e n t

The approved elevations act as a design guide for 
the reviewed proposals. The Boots facade can be 
adopted / upgraded to co-ordinate with the design 
intent.

5.2	 Extant Planning Consent Elevations - Retail - Extract Elevations

Upgraded to Co-ordinate
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The site was previously a Brickworks. The extant application 
proposed brick and an ‘industrial aesthetic’ - for the retail 
elevations.

This can be adapted and integrated into the lower levels of 
the proposal, with a design intent of asymmetric, modelled 
brickwork buildings of varying hues defining, the public and 
residential amenity courtyards.

Brickwork detailing can create linear and vertical patterning 
to the facades, creating interest and tonal variations.

5.3	 Design Intent - Bulk / Mass / Scale
5D e s i g n  I n t e n t 

Asymmetric gables

Window Patterning Offset Window 
Patterning

Projections and 
balconies

Feature Gables

DRAFT PLANNING BRIEF for the MEADWAY CENTRE  •  Adopted November 2013  6 

 

History of the Site 
 

2.4 Historic maps of the Borough show that the 
Meadway centre site (“the site”) was an 
area of parkland linked to Prospect Park up 
to the late 19th Century.   

 

2.5 The Prospect Park brickworks were 
established at the end of the 19th Century, 
on the site now occupied by the recent 
development of Chimney Court, one of a 
number of such brickworks that made up 
one of the key industries for which Reading 
was known.  The brickworks were on the 
opposite side of Honey End Lane from the 
site, although this part of the road did not 
exist before the development of the 
precinct.  Excavations associated with the 
brickworks started pushing into the site in 
the early 20th Century, and by the 1930s 
most of the site was covered by these 
excavations.  This is the reason for the 
unusual topography of the site. 

 

 
 
 
 
 
 
 
 

 
 

2.6 Figure 2 is a historic map of the area from 
the 1930s, before most of the surrounding 
development took place.  At this point, the 
site was very much on the edge of the 
urban area of Reading.  However, most of  

 
 

 the surrounding residential streets were 
developed by the end of the 1950s, leading 
to a very different character for the area 
over a short period, and bringing the site 
into Reading itself. 

Figure 2: The site and surrounding area in the 1930s 

©
 Crow

n Copyright. All rights reserved. Reading Borough Council. Account N
o. 100019672. 2012 

Prospect Park Brick Kiln 
(source: www.historypin.com) 

This design intent can be varied to apply to the “series of buildings” masterplan approach.
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Residential

Retail

Leisure

Indicative South Elevation A-A

Diagrammatic Sectional Approach

North East BuildingNorth BuildingNorth West BuildingWest Building

Indicative Massing A-A

5
5.4	 Indicative Sketch Elevations

D e s i g n  I n t e n t 

Applying the Design Code to the massing studies

A

A
A

A

Extant consent - 
retail elevations

     

Existing Retail

Existing Housing
Flats and Homes

Retained

Existing Housing relocated on site. New Residential over existing and 
new shops.



10Meadway, Tilehurst, Reading / Jan 2019 / Job Ref. 1364A

Indicative South Elevation C-C

Indicative Massing C-C

B

C

C

B

5
5.4	 Indicative Sketch Elevations

D e s i g n  I n t e n t 

Indicative South Elevation B-B

Indicative Massing B-B

Applying the Design Code to the massing studies - Series of Buildings design approach :-

East BuildingSouth West Building

East Building North East Building
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5
5.4	 Indicative Sketch Elevations

Townhouses - The buildings to the south west are intended as a series of townhouses facing a mews streetscape, with their upper 
accommodation open out onto the public amenity area - with private amenity gardens. Indicative visual Intent

D e s i g n  I n t e n t 
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5
5.5	 Public Courtyard

D e s i g n  I n t e n t 

Existing (Public Realm) / Trees (2018)

The existing courtyard is tired and uninviting. The extant retail consent retained the existing trees and the proposals intend to do 
likewise, also reinstating one of the trees in the north east corner of the existing precinct has been lost.

The works to this area as agreed as an integral part of the extant consent.

Tree to be replaced.
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5
5.5	 Public Courtyard

D e s i g n  I n t e n t 

The landscaping work to the existing precinct trees is previously 
agreed as permeable embedded gravel (with cellweb or similar 
around the trees to protect the paving) with the levels raised 
marginally. 

This approach can be integrated into the enlarged public courtyard. 
Hence the design is to extend the hard (and soft) landscaping 
agreed via the retail consent to create a cohesive and co-ordinated 
public realm design, incorporating play, street furniture, public 
information and the like.
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5
5.6	 Amenity Courtyard

D e s i g n  I n t e n t 

Illustrative approaches of hard and soft landscaping as usable 
amenity to the residential courtyard.
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S u s t a i n a b l e  S t r a t e g y 6

RECYCLE

     

DISPOSE

ENERGY RECOVERY

RECYCLE

REUSE

REDUCE REDUCE

REUSE

RECYCLE

ENERGY

DISPOSE

RECOVERY

Waste Reduction Management

Solar Array 	 						      	 Combined Heat & Power  (CHP)

Biodiversity

6.1	 Sustainable Strategy 

A sustainable agenda will be applied to the proposals to achieve Reading 
Borough Council Policy of:-

Sustainable Design and Construction

CC2: SUSTAINABLE DESIGN AND CONSTRUCTION

Proposals for new development, including the construction of new 
buildings and the redevelopment and refurbishment of existing building 
stock, will be acceptable where the design of buildings and site layouts 
use energy, water, minerals, materials and other natural resources 
appropriately, efficiently and with care and take account of the effects 
of climate change.

•	 Brownfield development

•	 Phased/ Coordinated  Construction Approach

•	 Waste Reduction Management

•	 Demolition / Material Reuse

•	 Biodiversity

•	 Decentralised Energy

•	 Energy Efficient Lighting

•	 Secure by Design

 CHP

•	 A combined heat and power (CHP) plant is proposed to serve the 
overall redevelopment.

 Solar Farm

•	 A Solar Farm is proposed for the overall scheme - on southerly 
aspect roofs, ideally inclined at circa 27°.

Biodiversity

•	 The existing banking, of the site ownership and beyond provides 
extensive biodiversity habitats. This will be complimented by the 
residential amenity
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This is an Outline Planning Application and the purpose of this 
section is to confirm the design intent as being fully Part M 
(Building Regulations) compliant. The level site topography and the 
proposed design are such that this design intent can be achieved.

•	 The design concept is of a flexible retail offer (now / future), 
hence all thresholds to the perimeter must be notionally level 
to achieve this. 

•	 As an existing precinct the site is by its nature notionally level 
and the expansion of the retail offer needs to maintain this 
level accessibility, consistent with the existing scenario.

7.1	 “Access for All”

•	 The design principle of the masterplan is therefore “Access 
for All” as set out in Part M of the Building Regulations. The 
proposals are also to meet all requirements of Part B of the 
Building Regulations which stipulate that fire and rescue service 
vehicles are able to gain sufficient access to each building. 

•	 Car parking has all been designed to be Part M compliant, at a 
maximum incline of 1:60 (notionally level) 

7.2	 Building Access

•	 Buildings entrances will be clearly legible and visually 
distinguishable from the facades. This is evident in the Design 
Code elevational design approach of the proposals, clearly 
identifying the publicly accessible elements visually. The 
pavements are designed with feature paving to delineate the 
pedestrian movement areas and to provide a hard landscape 
setting for the buildings - leading to these entrances. This 
will allow users to navigate the site, and the entrances will 
be situated directly off these pedestrian routes. All entrance 
openings are to be of a sufficient width to comfortably 
accommodate wheelchair or pushchair access.

•	 The residents will have access to their specific core through 
accesses at street level at the ground floor, their will also be a 
shared core for separate access to the podium deck for visitors 
/ deliveries and to allow the residents of the front buildings to 
access the car park at lower ground floor.

7.3	 Public Realm

•	 The “public realm” space will have seating/street furniture 
in an attractive, functional design, so as not to impede the 
“footfall” to and from the shops.

7.4	 Service Access 

•	 Service access to the units has been designed to be as discreet 
and direct as possible, reducing the visual impact of the 
vehicles. The service yard is to the rear of the development, 
accessed via a separate roadway, and is designed such that all 
deliveries and users of the service area access and egress in 
forward motion.

•	 The northern service yard is gated / secure.

7.5	 Car Park Access and Movement

•	 Proposed vehicular access to the public car parking is via the 
roundabout off Honey End Lane (two way); search patterns 
enable space identification and the parking is set out in a loop 
pattern adjacent to the development uses.

•	 A total of 134 public car parking spaces are provided, with all 
parking to Reading Borough Councils requirements. The disabled 
spaces are arranged both along walkways and located as close 
as possible to the entrances of the development, to ease access 
for those with reduced mobility.

7.6	 Varying Surface Materials 

•	 Different surface materials, tactile paving and hard and soft 
landscaping will help to distinguish between vehicle and 
pedestrian surfaces. Bollards are to be included only where 
necessary, and are always to be at a sufficient height and style 
to avoid creating trip - hazards for pedestrians.

7.7	 Wayfinding

•	 Pedestrian access routes within the car park are direct and of 
comfortable width, will be clearly marked  with appropriate 
way finding signage and with the use of different paving as 
appropriate.

•	 The wayfinding paving is to be laid throughout the scheme as a 
tactile paving route

•	 All pedestrian routes will be well lit, increasing pedestrian 
safety. Low-level lighting will be provided within the car park 
creating a visible and safe environment without impacting 
lightspill upon the surrounding environment. 

7.8	    Cycle Parking

•	 Cycle spaces for customers and staff are located in strategic 
positions, on the main routes to the units. 

•	 All cycle parking locations are to be well illuminated and the 
majority will be covered.

•	 Cycle parking is likewise provided to Reading Borough Council 
standards.

A c c e s s  &  M o v em e n t 7

Wayfinding Pavements  	 					   
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Key

Vehicular Movement

Existing Bus Routes 

Delivery Routes - private

Residential Parking - private

Live Frontages

Disabled Parking

Site Ownership

Public Car Park

Residents Car Park

The Meadway

A c c e s s  &  M o v em e n t 7
7.9	 Vehicular access - Ground Floor Plan
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Key

Pedestrian Movements

Live Frontage

Customer Cycle Parking

Residential Cycle Parking

Staff Cycle Parking

Retail Entrances

Residential Entrances

Tactical Paving

Site Ownership

Route from closest Bus 
Stop

Focal Point / End Stop

Pedestrian Focus

Public Square

Public Courtyard

The Meadway

A c c e s s  &  M o v em e n t 7
7.10	Pedestrian Access - Ground Floor Plan
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Upgraded Public Square
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C l o s i n g  R em a r k s 8
8.1	 Closing Remarks

This Design and Access Statement is produced in support of outline 
planning application proposals to bring forward the aspirations 
(Option 2) of the Meadway Centre Planning Brief, adopted by Reading 
Borough Council (RBC) in 2013.

The intervening period has concentrated on retaining key retailers 
and consolidating the retail offer, via an expanded retail consent, 
granted in 2017.

Consultation with planning officers in recent times and a subsequent 
presentation of proposals to councillors and to the public has 
encouraged the centre owners to bring forward this application. 
This proposals still strengthen and consolidates the retail offer, in 
an open courtyard format, where the majority of the shopfronts can 
be viewed “in the round”. It also increases the residential at this 
“hub” location, arranged over the shops and in an open, and raised 
amenity courtyard configuration. The residential car parking and a 
degree of public parking are concealed below this courtyard.

This “stepped” approach of revising the retail consent to enable a 
residential and mixed use community hub to be considered, responds 
directly to the RBC brief. A phased approach enables retailers and 
existing residents to remain on the site , and for a district centre 
offer to remain open and trading for the duration of the construction 
period.

Being a “set down” site it is reasonable to propose a bulk / mass / 
scale suited to the site conditions and to its location as a district 
centre “hub” serving this wider community.

As an outline application it is the principle of this design intent which 
is under consideration, and has been the subject of consultation 
and an iterative design process in the lead up to the application 
submissions. This approach is of a “series of buildings” arranged 
around courtyards, creating a new streetscape on the established 
basis of “living above the shop.”

This document therefore illustrates a design approach, potential  
quantum of buildings in a revised masterplan and indicative bulk /
mass / scale, responding to a constraints and opportunities based 
site assessment, and acknowledging the outline planning application 
status.  

From this:

To this:
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A 	 Planning application - DRAWING SCHEDULE
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B	 SCHEDULES

Non Residential - GIA

Residential - Unit Mix

A p p e n d i c e s B
Existing 

GIA 
Proposed 

Retail 
Public 
Toilet

Medical Leisure 
Management 

Suite

Lower Ground Floor
Ground Floor 1320.7 2244 23 41 36 8
Mezzanine Level 189 491 138 45
First floor 758

1509.7 2244 23 532 932 53

Total 5293.7
3753.7

NHS 37 50 61 70 74 37 50 61 70 74 M 37 50 61 70 74 37 50 61 70 74 37 50 61 70 74 37 50 61 70 74 TH
Lower Ground Floor
Ground Floor 4 1 2 4 11
Mezzanine Level 2 1 7 3 1 1 2 1 1 5 1 2 4 31
First floor 2 4 4 1 5 1 2 7 3 1 6 4 3 2 6 7 1 1 5 2 67
Second Floor 3 5 3 0 5 1 2 6 3 2 7 3 3 1 7 7 1 1 5 2 67
Third Floor 4 2 1 2 3 3 4 2 5 5 3 1 7 7 1 1 4 2 57
Fourth Floor 1 6 2 2 5 3 3 2 1 1 1 1 1 29
Fifth / (Duplex) 2 2 4

5 15 10 2 0 0 12 2 3 4 4 0 23 13 6 0 2 28 17 11 0 5 25 29 6 6 1 18 13 1 1 4

Total

266

East North East North North West West South West

32 42 58 71 38

266
25

Existing Residential - 27 Maisonettes

Existing Relocated - 27 Units

Areas not included:-

•	 Plant / CHP

•	 Shared Amenity Core

Net Gross

NHS Number Total % GIA sqm GIA sqm
Studios 37 13 13 5% 481

1 Bed Units 50 121 121 45% 6,050
61 / 64 84 5,178

Maisonettes (M) 2B / 3P 70 1 70
70 29 2,030

Maisonettes (M) 2B / 4P 79 3 237
74 11 814

Townhouses (TH) 3b / 4P 99 4 396
266 100% 15,256 19,685

2 Bed Units

3 Bed Units 15 6%

117 44%

Studios
1B / 2P
2B /3P

2B / 4P

3B /4P
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C	 PARKING SCHEDULES

D	 REFUSE, RECYCLING AND CYCLE SPACE REQUIREMENTS

A p p e n d i c e s C / D

Car Parking  Residents Retail Staff Medical Total
Lower Ground Floor 199 199
Ground Floor 53 137 14 6 210
Mezzanine Level 52 52
Total 304 6 461151

Every 5 Flats reqiures 1 x (1100 ltr) Bin
Each Flat requires 1.26 sqm

Total Cycle Requiment for each block
Every cycle requires 0.63 sqm sqm sqm sqm sqm sqm sqm

14.2
47.88

7.6 7.6

10.1

40.32 31.5 52.92 73.08 89.46

21 29 38.5 20.5
12.924.318.313.27.9

East North East North North West West

Recycling Refuse Recycling

6.4 6.4 5 5 8.4 8.4 11.6

Recycling Refuse Recycling Refuse Recycling Refuse

11.6 14.2

South West

Refuse Recycling Refuse

16 12.5

Car Parking Provision - see section 3.3.4

At outline application stage provisions are calculated on a per unit requirement for refuse / recycling and cycle parking 

RBC Cycle Parking standards from Revised Parking Standards and Design 2011

1 & 2 Bed Flats = 0.5 space per unit
3+ Bed Flat = 1 Space per unit
for the residential mix this requires 0.63sqm / unit

0.63sqm

Indicative Cycle Parking Layout
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E 	 Public Consultation

A p p e n d i c e s E

Meadway  Shopping Parade

Existing Centre - End 2018

The Meadway Precinct

Existing Meadway Precinct 

Shared access with Asda

S
to

ne
ha

m
 C

lo
se

Chillingham Ownership - Existing Site Plan

ASDA Site

Site Plan - Existing

N

● The site owners - Chillingham, have been considering the potential to 
re-develop their site in recent times, having achieved a retail expansion 
planning consent in 2017. 

● It is a considerable site ownership but does not include the Asda site 
to the south.

● The ownership extends to the rear boundary of properties along 
Stoneham Close.

Reading Borough Council have adopted a Planning Brief to 
encourage redevelopment options:-
Option 1 -  Redevelopment of the whole centre
    This is not possible without Asda involvement
Option 2 - Redevelopment of precinct only.
    This is what is being considered now
Option 3 - Partial Redevelopment of the precinct.
    This was considered in 2017 with an expanded retail  
     planning consent.

The Meadway Centre - Planning Brief - 2013

The key activity has been to retain Boots at the heart of the precinct. 

DRAFT PLANNING BRIEF for the MEADWAY CENTRE  •  Adopted November 2013  1 
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160 spaces

H
oney End Lane

Meadway  Shopping Parade

The Adopted Planning Brief has a "vision" for achieving a thriving district centre which: - 

•			A	Planning	consent	was	achieved	recently	to	expand	the	retail,	particularly	to	the	rear	of	
the	site,	with	a	new	retaining	wall	alignment	to	the	west.
•		This	proposed	to	refurbish	and	extend	the	retail	streetscape,	maintaining	the	existing	two-
sided	precinct,	with	the	shop	frontages	onto	Honey	End	Lane.
•	This	also	proposed	to	maintain	and	refurbish	the	existing	27	residential	units	over	the	shops.

•		Has	a	widened	range	of	services.

•		Acts	as	a	community	hub.

•	Is	easy	and	safe	to	move	around.

•		Has	a	high-quality	public	realm.

•		Helps	to	address	local	deprivation	issues	locally.

Expanded Retail - Planning Consent - 2017

Vision for Meadway - Planning Brief - 2013

Existing Meadway Precinct Option 3 - Partial Redevelopment

Previous Application

170 spaces

160 spaces

KEY

New Shops

Extended Shops

Existing Shops
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Images of (Retail) Planning Consent - 2017

Meadway  Shopping Parade

Option 2 - Redevelopment of the Precinct

Proposed Outline Application

100 spaces

(50) spaces

160 spaces

B

B

A

A

C

C

Leisure

Within their ownership, the owners have reconsidered the Planning Brief and propose to 
expand upon the retail consent by introducing:- 

Reading Borough Council has policies regarding 
parking provision: -

●  In this district centre location at least one parking 
space per residence is required. This is proposed in 
a secure, accessible undercroft. 

● The public parking spaces have been ''assessed'' 
against the existing planning consent provision,  with 
a main surface car park maintained and flexible public 
spaces at grade within the undercroft.  

● The public spaces only are accessed off the Honey 
End Lane roundabout. 

● There are dedicated medical and staff spaces; 
all accessed separately off the service road to the 
northern perimeter.

Parking Considerations Parking Plan

•		Residential	over	and	alongside	the	shops.

•		Accommodation	 for	medical	 and	 leisure	 /	
other	uses.

•		An	expanded	public	realm	open	space.	

•		An	open	precinct	streetscape	-	reducing	
the	"rear	of	shop"	appearance	from	the	car	
park.

160 spaces

Staff and Medical Parking

Flexible

Pedestrian Linkage
Public Only

Residents Parking
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Meadway  Shopping Parade

B

Phasing of the Proposals 

•	Construct	 a	 new	 building	
to	 the	 north	 east	 which	
can	 accommodate	 existing	
residents.

•		 The	 ground	 level	 of	 this	 new	
building	could	re	accommodate	
Boots	for	example	-	if	they	wish	
to	relocate.

The priorities are to re-house the existing residents and to retain the key shop tenants - or 
relocate these key shops within the proposals:- 

•	The precinct will remain accessible and trading for the duration of the phases redevelopment.

Initial Phase

10 Existing Residential  Units 5 Residential 

Units

4 Existing

Residential  Units To  be Relocate

8 Existing Residential  Units

Shared Vehicular Access

Exist ing Car Park

Commence construct ion here

Exist ing Car Park

 Potential to Relocate

Resi 

(x27) and Retail

To
 be

 R
el

oc
at

e

  TO
 Relocate

Key

           New North East Building/ Phase 1

     Existing Residential to relocate

     Retail occupiers - at Dec. 2018

     Existing Buildings

     New Retaining Wall Line

    Exist ing Retaining Wall Line

To be Relocate 

The majority of the existing shops can be retained or relocated within the northern side  
of the precinct.

Existing Shops
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Tandoori

Betfred

Fish ‘n’ Chips

Maintain 
Boots Deliveries

Site for Residential 
Redevelopment

Shared Vehicular Access

Upgraded Public Car Park

Lees Garden

The Tilehurst

Meadway 

Launderette

Chicago

Reading AquaticsThe area adjacent to Asda car 
park is vacant and construction 
can start here to provide 
additional  residences, in   
phases from west to east.

Residential Redevelopment

The surface car park will remain 
available for the duration of the 
construction - to ensure that the 
precinct remains accessible.

Maintaining Public 
Spaces

160 spaces
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Sea Master

Barbers
To be relocated

To be relocated

To be relocated

To be relocated

Extended Public 
Realm

Maintain Public
Car Park

Establish new delivery regime

Boots 
Back of House

Meadway  Shopping Parade

Outline Planning Application

• The owners intend to submit an outline planning application imminently. 

• The same initial proposals were presented to Local Councillors in September 2018. 

• The Planning Brief provides a strong basis to consider the proposals:-

• An outline application is concerned only with development  access and scales and 
heights of proposals.

• The proposals are arranged in six distinct buildings which can accommodate 
approximately 239 new and 27 replacement residential flats, maisonettes and houses.

DRAFT PLANNING BRIEF for the MEADWAY CENTRE  •  Adopted November 2013  6 

 

History of the Site 
 

2.4 Historic maps of the Borough show that the 
Meadway centre site (“the site”) was an 
area of parkland linked to Prospect Park up 
to the late 19th Century.   

 

2.5 The Prospect Park brickworks were 
established at the end of the 19th Century, 
on the site now occupied by the recent 
development of Chimney Court, one of a 
number of such brickworks that made up 
one of the key industries for which Reading 
was known.  The brickworks were on the 
opposite side of Honey End Lane from the 
site, although this part of the road did not 
exist before the development of the 
precinct.  Excavations associated with the 
brickworks started pushing into the site in 
the early 20th Century, and by the 1930s 
most of the site was covered by these 
excavations.  This is the reason for the 
unusual topography of the site. 

 

 
 
 
 
 
 
 
 

 
 

2.6 Figure 2 is a historic map of the area from 
the 1930s, before most of the surrounding 
development took place.  At this point, the 
site was very much on the edge of the 
urban area of Reading.  However, most of  

 
 

 the surrounding residential streets were 
developed by the end of the 1950s, leading 
to a very different character for the area 
over a short period, and bringing the site 
into Reading itself. 

Figure 2: The site and surrounding area in the 1930s 

©
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n Copyright. All rights reserved. Reading Borough Council. Account N
o. 100019672. 2012 

Prospect Park Brick Kiln 
(source: www.historypin.com) 

Extract from Meadway Centre Planning Brief - 2013

From this: To this:

Existing Retail

Existing Housing
Flats and Homes

Retained

Indicative Elevation A-A

Massing A-A

Existing Housing relocated 
on site.

New Residential over existing 
and new shops.

Higher Density Development / 
higher buildings

Mixed Uses / vertically

Residential - Mainly to upper 
floors / potential for ground floor 

way from retail frontages.

High quality brickwork detailing / 
previous brickworks.

Residential

Retail

Leisure

Meadway  Shopping Parade

Outline Planning Application Design Intentions

Architectural Details and Materials

Indicative Scales and Heights.

Indicative Elevation B-B

Massing B-B 

Indicative Elevation C-C 

Massing C-C 

Focal Elements Public Realm 
Features

Landscaping

Public / Private Amenity

Clearly Defined Routes

Varying roofscapes 
/ massing profiles

Focal Corners

Roof Glazing / 
Panel System

Projection Bays / 
Balconies

Brick work 
- varying 
tones and 
patterns

(Lower levels)

(Intermediate 
levels)
(Upper levels)

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

Projection Bay /
Balconies

Retail Glazing /
Panel System

Low level brick

Residential
Glazing/Panel System

Entrace

Focal Point

Focal Corner

Existing Retail

Retail Feature

High level brick

Screening brick

Recess

The scheme was presented to Local Councillors in Sept 2019.

A public consultation using the above six boards has been convened within the existing precinct : All information on the boards is 
contained within this Design and Access Statement (DAS).

The feedback from this is set out in a separate Statement of Community Involvement (SCI)

Flyer questionnaires were used to inform and seek feedback from the public.

Flats and Homes

The majority of the shops 
would remain open and 
accessible during the works 
if approved. 

The Meadway CenTre, TilehursT

Public consultation 
Since planning approval for additional shops was granted in early 2017, the owners of the centre have 
been in further discussions with Reading Borough Council to consider additional residential flats above the 
shops to create a more cohesive community District centre, serving this Part of tilehurst

The aspiration is a large open public square, extending the existing area and retaining and integrating the 
existing trees. 

This proposal was presented to Local Councillors in September 2018 and we would like to share our 
proposals with you and would welcome your attendance at:  

unit 3 on the north siDe of the Precinct, on WeDnesDay 30th January 2019, 11:00 am to 6:30Pm.

If you are unable to attend please provide us 
with your comments below. 
Otherwise, we look forward to meeting with 
you at the viewing

From this: To this:

Comments on the proposals : 

ID Planning  
Phone: 01132436116
Email: info@idplanning.co.uk
Address: ID Planning Limited, 9 York Place, Leeds, LS1 
2DS

Contact:

the ProPosals Will: -

•	 retain key retailers (boots etc).

•	 relocate existing housing Within the 
scheme

•	 ProviDe aPProximately 239 neW flats 
anD  houses 

•	 still ProviDe aDDitional shoPs

•	 consiDer a WiDer range of community 
services 

•	 ProviDe resiDential amenity areas

•	 increase Public amenity area 

existing housing relocateD on site.

Existing Retail

Existing Housing

neW resiDential over existing anD neW shoPs. 

inviTaTion To a publiC viewing of new residenTial lead proposals  
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The proposals are being 
worked up to an Outline 
Planning Application stage 
for consideration by Reading 
Borough Council in early 
2019

There is a need for additional 
housing within Reading and 
locations such as Meadway 
are suitable to consider as 
community ‘hubs’ of local 
activities and accessibility. 
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Unit 3
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