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The Kings Meadow View Outline Planning Application 
(KMV OPA) is being brought forward by Abrdn Property 

Income Trust Limited (the Applicant).

Located on the site of the existing Forbury Retail Park site 
in Reading, the development sits at a pivotal part of the 

regeneration area to the east of the train station. 

This Design Codes document has been prepared by Squire 
and Partners and is submitted in support of the KMV OPA.

1
Introduction

Project Summary
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Outline Planning Application Structure  1.1 
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 Diagram explaining structure of planning application documents

Context of wider planning application documents

The Design Code forms part of suite of documents that 
have been submitted as part of this outline planning 
application and as such should be read in conjunction with 
the Design and Access Statement that provides explanatory 
text outlining the underlying principles for the development 
or proposals.

The chart opposite outlines the documents that control 
design and future quantum of development, and how 
they sit within the structure of the planning application 
submission and approval process. 

Outline Planning Application

Documents for illustrative purposeDocuments for approval

	

	 •	 Parameter Plans

	 •	 Design Codes 
                     
		
	

	

	 •	 Design & Access Statement
		  (including the sitewide Illustrative
		  scheme)

	
		

	

Outline Planning Application Structure  1.1 

The written Rules and Design Guidelines within this Design Code document 
are illustrated with plans, diagrams, and other reference images. All such 
imagery is provided for illustrative purposes only and not for approval.
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1.2  Elements & Terminology

Range and hierarchy of KMV OPA elements 

The information opposite describes and 
illustrates the variety, hierarchy and purpose of 
the elements of the Kings Meadow View Outline 
Planning Application (KMV OPA).

Kings Meadow View outline planning application site 
boundary
The KMV OPA covers the site occupied by the existing 
Forbury Retail Park and adjacent areas of highway and 
pavements.

KMV OPA Illustrative Scheme
The KMV OPA Illustrative Scheme that is provided within 
the DAS provides an indication of how the KMV OPA might 
be designed within future reserved matters applications 
(RMAs), however the KMV OPA Design Code and Parameter 
Plans offer scope for variation from the Illustrative Scheme 
proposal which serves as one example of how the scheme 
could be evolved.

Existing site ownership boundary
The ownership boundary covers the sites occupied by 
the existing Forbury Retail Park. The main terrace of retail 
warehouses and the KFC restaurant will be demolished to 
make way for the redevelopment that would be allowed by 
the KMV OPA and subsequent RMAs.

 Axonometric Studies Identifying Key Components



9 | KINGS MEADOW VIEW | DESIGN CODES

Site Boundary

Building blocks & elements
The KMV OPA does not apply for consent for specific 
massing forms and detailed elements, but the Design Code 
suggests how the parameters could be developed within 
future RMAs to generate building blocks and elements and 
Design Codes will control fundamental matters only.

Parameter Plans (for individual Development Zones)
The individual Development Zone Parameter Plans are 
submitted for approval and set out the Mandatory rules 
for the maximum extents of built form that any future 
Reserved Matters Application (RMA) must conform with. 
These parameter plans are provided for every development 
zone within the KMV OPA.

Street Spaces & Movement Parameter Plans
The individual Street Spaces & Movement Parameter Plans are 
submitted for approval and identify the principal routes that must 
be provided within the KMV OPA. Access to the Site is submitted 
as part of this appication for approval.

DZ 01

DZ 02

DZ 03
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This Design Code document provides a series of Mandatory 
Rules which set out design requirements that shape 
the application of the Parameter Plans and, as such, are 
intended to be for design approval as part of the KMV 
OPA. They must be adhered to in the submission of future 
reserved matters applications (“RMAs”).

In addition, this document also sets out for illustrative 
purposes Design Guidelines, which provide an approach 
that will influence aspects of design in future reserved 
matters applications, but these may be deviated from 
if there is an appropriate justification and explanation 
to adopting a different design approach in a future 
application. Consequently, Design Guidelines are provided 
for illustrative purposes only and are not for approval.

Mandatory Rules will be denoted within this document 
through the use of a mandatory code and the sentence or 
paragraph will be contained within a box:

‘The applicant must ........’

Design Guidelines will be denoted within this document 
through the use of a guideline code and the word ‘should’ 
contained within a sentence:

The applicant should endeavour to ........’

The written Mandatory Rules and Design Guidelines within 
this document are illustrated with plans, diagrams, and 
other reference images. All such imagery is provided for 
illustrative purposes only and not for approval.

Mandatory Rules Design Guidelines Examples of Mandatory Rules & Design Guidelines

1.3.1 Mandatory Rules & Design Guidelines and structure of Design Codes

1.3  Purpose & How to use the Design Codes
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Structure of Design Codes

The code follows the ‘National Model Design Code – 
June 2021’ as published by the Ministry of Housing, 
Communities & Local Government (MHCLG) and uses the 
main headings of that document as following:

	 2. Context

	 3. Identity

	 4. Movement

	 5. Public realm & nature

	 6. Built form

Existing Site Location Plan
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Development Zones

The KMV OPA site has been divided into several 
development zones (DZs) as identified on the adjacent 
diagram. These plots are anticipated to contain both 
building elements and public realm elements. The 
boundaries of these Development Zones have been 
considered in terms of phasing implications to facilitate 
commencement of construction at different times from 
one another and to enable delivery of appropriate areas of 
public realm at the same time as relevant buildings and/or 
groups of buildings.

1.3  Purpose & how to use the Design Codes

KMV OPA Illustrative Scheme Community Engagement

The KMV OPA Illustrative Scheme that is described within 
the Design & Access Statement that accompanies this 
planning application has been evolved to respond to 
townscape, heritage, environmental (including sunlight / 
daylight, overshadowing and wind) and socio-economic 
considerations forming underlying principles for the rules 
and Design Guidelines within the following chapters of this 
Design Code document.

A Schedule of Floorspace within the Development 
Specification Document sets out a site wide maximum 
limit for each of the land uses proposed in the KMV OPA.  
The maximum parameters of all plots, and the maximum 
amounts of floorspace set out for each plot, could not all be 
built out in full due to the site wide limitation of floor area, 
for which approval is sought.

The document is comprised of a series of individual plots, 
each of which is subject to maximum parameters identified 
on associated Parameter Plans. The Design Codes have 
been established to support the vision of the Illustrative 
Scheme which the KMV OPA Illustrative Scheme describes. 

The Design and Access Statement shows one way in 
which the development floorspace could be built out in 
accordance with the Parameter Plans and the Design 
Codes, but that is not submitted for approval.

The design team have engaged with the community on the 
plans and aspirations for the KMV OPA.  The consultation 
and stakeholder feedback on key masterplanning principles 
such as provision of public realm spaces has also shaped 
this Design Code document as required by the NPPF.  More 
detail on consultation and Stakeholder engagement is set 
out in the Statement of Community Involvement document 
accompanying the KMV OPA.

1.3.2 Illustrative Scheme & Development Zones
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KMV OPA development zones

Development Zone 3

Development Zone 2

Development Zone 1





2
Context

Project Summary

The Kings Meadow View Outline Planning 
Application (KMV OPA) is being brought forward by 

Abrdn Property Income Trust Limited (the Applicant).

Located on the site of the existing Forbury Retail 
Park site in Reading, the development sits at a 

pivotal town centre location within Reading, east of 
the train station. 

This Design Codes document has been prepared by 
Squire and Partners and is submitted in support of 

the KMV OPA.
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2.1 Context Overview

2.0  Context
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S2 - Issued for Information

Existing Site Plan

The Kings Meadow View Outline Planning Application 
(KMV OPA) site is a located centrally within Reading, 
between Forbury Road and major rail infrastructure, 
adjacent to Reading Railway Station.

Kings Meadow View sits at a key junction between new 
commercial properties, residential developments and 
listed buildings. The KMV OPA will form a key connection 
between the old and the new as well as providing links to 
the existing green infrastructure surrounding the site.

The town itself has a rich and varied history, but the current 
retail park that occupies the site does little to enhance 
the character of the existing town centre and provides 
a significant opportunity to redevelop a key site within 
Reading, a short walk from the town centre.

The KMV OPA site consists of Forbury Retail Park, including 
the KFC drive through and its associated car parking areas 
and service yards with large amount of hard landscaping 
and limited green space.  

The area is currently an obstacle to the natural desire 
lines to connect with adjacent developments and existing 
infrastructure. 


