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Do not scale from this drawing. All dimensions to be 
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4.6  Materiality

4.6.4 Opportunities for Public Art

The proposed development offers exciting opportunities 
for public art, both to the elevation of the commercial unit 
and within some of the key character areas of the landscape 
design. 

The use of public art is a valuable tool to enhance the 
sense of place and identity of the development, while also 
providing a cultural legacy for the local community. The 
elevation of the commercial unit offers a prominent canvas 
for public art, creating a focal point for the public realm and 
bringing visual interest to the streetscape. 

Additionally, the key character areas of the landscape 
design, such as the Plummery Gardens to the south of the 
site and the Eastern Courtyard, provide opportunities for 
creative and engaging public art installations that can add 
to the overall aesthetic appeal and experiential qualities of 
the development. 

By integrating public art into the proposed development, 
we can create a unique and engaging environment that 
enriches the experience of both residents and visitors alike.

Illustrative Elevational Principles -Public Artwork Opportunity Zones

Potential for Public Art
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4.7  Land & Building Use

The proposed mix and distribution of uses within the 
development is designed to support everyday activities, 
providing a vibrant link to Reading’s wider fabric and 
surrounding developments. Although the scheme is 
predominantly residential, it also includes key commercial 
uses in critical areas to activate the frontage adjacent to 
pedestrian and cycle routes. The Parameter Plans outline 
how the proposed uses should be distributed, and the 
facades designed to provide ground floor level activity that 
is complementary to and activates the surrounding public 
realm. Refer to the Design Codes for further detail. 

To animate the streetscape, the ground floor uses including 
Use Class E and residential entrances must provide active 
frontages, allowing for a variety and mix of shapes, 
textures, and colours that align with the occupants’ brand 
and provide varied appearance within the overall frontage 
composition. Additionally, entrance doors will be clearly 
visible and have level access from the public realm.

Retail spaces will have a minimum floor to floor height 
of 4m to ensure future flexibility of uses. Meanwhile, 
ground floor frontages facing into the public realm or onto 
Kenavon Drive must not be occupied by ventilation grilles 
below a height of 3m.

Residential entrances at ground floor level will be clearly 
identified, and any required security and privacy measures 
integrated into the facade design, with recesses of limited 
depth to discourage antisocial behaviour. 
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4.7  Land & Building Use

4.7.2 Ground Floor Level Uses

 Illustrative Scheme, ground floor level plan

In order to offer a broad range of functions, the ground floor 
level of the KMV OPA is proposed to host an expansive array 
of uses.

The incorporation of Use Class E units is envisioned on the  
ground floor plans of buildings situated in development 
zones 1 and 3. Of these, the largest unit will be situated 
within the podium of development zone 1. To support these 
functions, dedicated car parking will be positioned directly 
adjacent to the unit. Additional, small retail units will be 
situated around a public space on the west of the site. As 
part of this re-submission the smaller retail units have been 
removed from the central block and clustered around a pulic 
square on the east to help animate this space.

To encourage and facilitate cycling, dedicated cycle storage 
will be made available at ground level within all development 
zones. Additionally, all residential units located on the 
ground floor will have their own dedicated front doors, 
with level access enabled via the green streets that have 
been specifically designed to deal with the level differences 
between Forbury Road/Kenavon Drive, creating an ease of 
end of journey facilities.

Notably, servicing for the larger unit and all substation access 
will be provided via the dedicated perimeter servicing road. 
For a more comprehensive understanding of the servicing 
arrangements, reference should be made to Section 5 of the 
DAS.

Class E - Retail
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4.7.3 Upper Level Uses

The upper floor levels of the illustrative masterplan are 
proposed to be occupied by residential use only. These 
residential levels will take the form of either ‘standalone’ 
blocks or ‘clusters’ of residential blocks configured around 
a ground level landscape or podium with shared amenity 
space incorporated for the benefit of residents and as an 
attractive outlook from apartments.

Illustrative Scheme, typical floor level plan

Residential Class E - Retail
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4.7.3 Basement Floor Level Uses

Illustrative Scheme - Basement floor level planPrevious Submitted Scheme - Basement floor level plan

The basement spans across development zones 1 & 2 and 
provides large expanse of space to house the majority of 
ancillary uses for the site – including dedicated residential 
car parking, plant rooms and refuse stores. As part of this 
re-submission the basement has been reduced in size and 
no longer sits underneath the eastern blocks to reflect 
the decreased unit numbers and subsequent reduction in 
required car parking spaces.

Basement area will be accessed via a ramp located to 
the south side of the podium within Development zone, 
accessed from Forbury Road.

For further information on the servicing strategy please refer 
to Section 5 Accessibility, social inclusion & safety 

4.7  Land & Building Use
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4.8  Sewer Diversion Works

As illustrated in the adjacent diagram, an existing Thames 
Water foul sewer is known to exist crossing the site. This 
will be diverted, in agreement with Thames Water, under 
Section 185 of Water Industry Act, to allow the proposed 
development.

The existing public sewers crossing the site are proposed 
to be diverted. The 1200mm and 1800mm diameter sewer 
are proposed to be diverted within the Site along the north 
and east of the development, while the 900x600mm sewer is 
proposed to be diverted along Kenavon Drive.

The diverted sewer will be located directly underneath the 
new proposed servicing road around the perimeter of the 
site, to ensure any access requirements can be dealt with, 
without disrupting the public realm design. 

The proposed schematic foul water sewer diversion has 
been accomplished via various pre-planning meetings and 
discussions held with TWUL to determine the best sewer 
diversion strategy. 

For further information on the sewer diversion, please refer 
to the Drainage Strategy document that accompanies the 
submission.
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Final drainage connection
to be installed into
existing manhole by
TWUL

Large diameter FW sewer
previously diverted and
presumably suitably
backfilled in late 1990's
prior to construction of
current development

Existing 1200mm dia
sewer, with 7.2m wide
easement, to be
decommissioned

New/Diverted 1200 dia
concrete FW sewer, 10m
length

New 1400 dia
concrete FW
sewer, 77m
length

Existing sub-station
that serves Forbury
Park Retail estate
to be relocated

New 1400 dia
concrete foul
sewer, 61m
length

New 1400 dia
concrete FW
sewer, 89m
length

Existing Landlord
sub-station to be retained

Final drainage connection
to be installed into existing
manhole, TWUL 2601 by
TWUL. 
IL  33.300 (TBC) See Note
14.

New 1400 dia concrete
FW sewer, 74m long

Existing masonry 900x600mm
dia sewer to be
decommissioned. See Note No.
14 on survey data.

Existing 1800mm dia sewer to
be decommissioned

HV feed with easement
to sub-station

Section 1-1 Section 2-2 Section 3-3 Section 4-4 Section 5-5 Section 6-6 Section 7-7

SEWER DIVERSION
WITH PROPOSED
BURIED SERVICES
CONTAINMENT

NETWORK RAIL
TRACKS AND

EMBANKMENTS

Condition survey required
for existing SW drain (see
Note 9).
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NOTES:

1 -  NETWORK RAIL REQUIRE A MINIMUM CLEARANCE OF 2m 
THE BOUNDARY FOR ANY EXCAVATION, BASED ON THE NEW
DEVELOPMENT REQUIREMENTS ADJACENT TO NR ASSETS T
TWUL EASEMENT ASSUMED ON THIS DRAWING HAS BEEN KE
CLEAR OF THIS BY A MINIMUM OF 1m IN ORDER TO ENSURE I
CAN BE MAINTAINED AROUND TEMPORARY WORKS AT MANH

2 - VIBRATION DURING ENABLING DIVERSION WORKS WITHIN
CLOSE PROXIMITY TO THE EXISTING RAIL LINE & ASSOCIATE
SERVICES MUST BE MINIMISED TO PROTECT THE NETWORK 
ASSET.  GIKEN PILING OR SIMILAR MAY BE REQUIRED AND
ON-SITE VIBRATION MONITORING.  ALL TO BE DISCUSSED AN
AGREED WITH NETWORK RAIL, AND MOST PROBABLY
FORMALISED BY A BAPA. 

3 - THE DEEP TRENCH FOR THE NEW DIVERTED PUBLIC SEW
WILL BE INSTALLED IN PHASES OF SHORT LENGTHS TO HELP
REDUCE THE POTENTIAL IMPACT ON RAILWAY INFRASTRUCT
ASSOCIATED BURIED/SENSITIVE SERVICES AND TO KEEP
EXISTING RETAIL UNITS OPERATIONAL.

4 - EXISTING PRIVATE SURFACE WATER SEWER WILL REQUI
DIVERSION TO BE CLEAR OF ANY ENABLING EXCAVATION FO
THE NEW LARGE PUBLIC FOUL SEWER. IT IS ENVISAGED THA
THIS WILL BE UTILISED FOR THE NEW DEVELOPMENT WHER
POSSIBLE.

5- EXISTING PRIVATE FOUL SEWER RUNS WITHIN EXISTING
DEVELOPMENT WILL REQUIRE DIVERSION TO RECONNECT T
DIVERTED PUBLIC FOUL SEWER. ANY CONNECTION POINTS 
BE REUSED FOR THE NEW DEVELOPMENT.

6 - IMPORTANTLY, THE EXISTING SUB-STATION WITHIN THE
NORTH SERVICE YARD WILL ALMOST CERTAINLY REQUIRE
RELOCATION, IDEALLY AT A LOCATION TO SUIT THE NEW
DEVELOPMENT PROPOSALS.

7 - EXISTING BURIED UTILITIES WILL REQUIRE DIVERSION TO
ENABLE NEW DEVELOPMENT. ELECTRIC CABLE LEGAL RIGH
AND RESTRICTIVE COVENANTS ARE UNDERSTOOD TO EXIST
PARTICULAR ALONG THE EAST BOUNDARY AND THIS WILL N
TO BE DISCUSSED AND AGREED.

8 - ALL ENABLING DIVERSION WORKS ARE UNDERTAKEN WH
MAINTAINING THE OPERATION OF EXISTING RETAIL AND KFC
RETAIL UNITS

9 - THE EXISTING SW DRAINAGE OUTFALL TO SOUTH EAST
SECTION OF SITE REQUIRES A SEWER ALIGNMENT AND
CONDITION SURVEY.

10 - A PHASE 1 ENVIRONMENTAL (DESK STUDY) TECHNICAL
NOTE REPORT NO 10982‐CNM‐XX‐XX‐RP‐S‐100_P1 HAS BEEN
PRODUCED FOR THE SITE.

11 - HOWEVER, A PHASE 2 GEO ENVIRONMENTAL EXPLORAT
SITE INVESTIGATION WILL BE REQUIRED TO CONFIRM EXIST
SOIL, GROUNDWATER, CONTAMINATION AND PRESENCE OF
GROUND BORNE GAS.  GROUNDWATER LEVELS ARE EXPEC
TO BE RELATIVELY HIGH.  THE INVESTIGATION CAN ALSO
INCLUDE SLOT TRENCHES AND TRIAL PITS TO BETTER
UNDERSTAND LOCATION AND DEPTH OF EXISTING BURIED
SERVICES ALONG THE PROPOSED DIVERTED FOUL SEWER
ROUTE.

12 - THIS DRAWING HAS UTILISED A TOPOGRAPHICAL AND G
SURVEY PRODUCED BY MICHAEL GALLIE DATED DECEMBER
2020.  THE GPR TECHNIQUE DOES NOT WORK IN AREAS OF
CONCRETE HARDSTANDINGS AND AS SUCH, BURIED SERVIC
IN SEVERAL AREAS (INCLUDING THE PROPOSED SEWER
DIVERSION AREAS) ARE NOT ACCURATE AND ARE BASED ON
RECORD STATUTORY UTILITIES DRAWINGS. FURTHER
SURVEYING REQUIRED TO LOCATE ALL POTENTIALLY IMPAC
SERVICES VIA EXPLORATORY INVESTIGATIONS (SEE NOTE 1
ALSO)

13 - HISTORICAL MAPS FOR THE SITE (SEE CNM PHASE 1
ENVIRONMENTAL (DESK STUDY) TECHNICAL NOTE REPORT 
10982‐CNM‐XX‐XX‐RP‐S‐100_P1) SUGGEST THAT REMNANTS
FROM HISTORICAL BUILDINGS ALONG THE NORTHERN SECT
OF THE PROPOSED SEWER DIVERSION ARE NOT EXPECTED
HOWEVER, THE MAPS DO SUGGEST THAT A HISTORICAL
BUILDING MAY HAVE BEEN SITED TOWARDS THE SOUTH EAS
OF THE SITE AND THERE COULD THEREFORE BE A RISK THA
FOUNDATIONS WERE LEFT AT TIME OF DEMOLITION WHICH
WOULD REPRESENT OBSTRUCTIONS TO THE PROPOSED SE
DIVERSION. FURTHER INVESTIGATION WILL BE REQUIRED.

14. ATTEMPTS HAVE BEEN MADE BY INFOTEC TO SURVEY TH
LINE, DEPTH AND CONDITION OF THE EXISTING LARGE/DEEP
PUBLIC SEWERS THAT TRAVERSE THE SITE AND THEIR
ASSOCIATED DEEP MANHOLES.  UNFORTUNATELY, THE
EXTREME FLOWS EXPERIENCED IN THE SEWERS HAVE MEA
THAT LIMITED DATA ON SEWERS HAS BEEN OBTAINED AND O
SOME DATA ON THE MANHOLES. COVER TO EXISTING MANH
(TWUL MANHOLE REF NO. 2601), HAS DETERIORATED AND IT
WAS NOT POSSIBLE TO REMOVE IT DURING THE SURVEY.

15. ALL EASEMENTS TO SEWER DIVERSIONS IDENTIFIED IN T
SKETCH ARE FOR THE PROPOSED WORKS AND ARE TO BE
DISCUSSED AND AGREED WITH TWUL.

KEY
NEW FW MANHOLE

CIRCA 6m DEEP x 2.3-2.6m WIDE (TBC) TRENCH
BOX REQUIRING SIGNIFICANT AND LOW
VIBRATION TEMPORARY WORKS

ASSUMED SEWER EASEMENT TO PROPOSED
DIVERSION, REFER TO DIAGRAM FOR DIMENSIONS

EXTENT OF EXISTING BELOW GROUND DRAINAGE WITH
NO DATA CURRENTLY AVAILABLE AND WILL NEED TO BE
SURVEYED

NEW FW SEWER (DEVELOPER INSTALLED)

Proposed works
are in close
proximity to
existing NR
equipment

New 900 x
600 concrete
ovoid FW
sewer, 42m
long

New FW manhole
CL39.400
IL 33.500(TBC)
1800 dia PC Ring

New 900 x
600 concrete
ovoid FW
sewer, 55m
long

New FW manhole
CL41.325
IL 34.000 (TBC)
1800 dia PC Ring

New 900 x
600 concrete
ovoid FW
sewer, 35m
long

HUNTLEY WHARF
RESIDENTIAL
DEVELOPMENT

Verification of location of
existing outfall into Thames
Water sewer required. See
Note 9

Final connection to existing ovoid
brick sewer to be undertaken by
TWUL. It is assumed as being via a
new manhole. While records
indicate some form of chamber on
the run in this location (TWUL
manhole Ref 1602), there was no
physical evidence on the ground of
its existence. See note 14.

EXISTING ABANDONED FW SEWER

EXISTING FW SEWER TO BE DECOMMISSIONED

10982 - CNM - XX - XX-DR-D-003

FW manhole may be
relocated to avoid
clashing with foundations
to proposed
development.

23.09.21 CJOR

Assumed TWUL Easement
Dimensions (See Note 15)

PROPOSED 1.25mX1.25m CONCRETE TROUGH FOR
BURIED SERVICES

APPROXIMATE ROUTE OF EXISTING BURIED 
HV & LV CABLES

EXISTING FW MANHOLE

EXISTING FORBURY
PARK RETAIL UNITS

SEE NOTE 8

OUTLINE OF PROPOSED RESIDENTIAL DEVELOPMENT

Precast
concrete trough
for services

Precast
concrete trough
for services

Foundations to
existing retail
units

Foundations to
existing retail
units

Foundations to
existing retail
units

Foundations to
existing retail
units

Foundations to
existing retail
units

Foundations to
existing retail
units

EXISTING KFC

OUTLET

SEE NOTE 8

4.8.1 Overview

Sewer Diversion Plan
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4.9  Amount & Density

The following uses are proposed in the development:

•	 Residential
•	 Town Centre Uses (Class E)
•	 Ancillary management and supporting facilities, 
	 car parking, circulation, servicing and plant.

In total, it is anticipated that the illustrative Scheme could 
deliver approximately 894,909 sq. ft GEA. 

The total number of homes proposed within the outline 
scheme is up to 700. The residential buildings will 
accommodate a range of dwelling sizes and unit size 
(that accord with Technical Housing Standards NDSS) and 
efficiency have been carefully considered to achieve an 
optimal and viable Illustrative Scheme. A proportion of larger 
wheelchair accessible units will also be provided within the 
development in accordance with SBC requirements.

Flexible uses will be distributed within the ground floor level 
of the western podium and eastern blocks and residential 
use will be accommodated at both ground (in appropriate 
locations) and upper levels of the buildings.

PHASES GEA

PHASE 1 (WESTERN BLOCKS) 230,041 sq.ft

PHASE 2 (CENTRAL BLOCKS) 321,889 sq.ft

PHASE 3 (EASTERN BLOCKS) 216,626 sq.ft

BASEMENT 126,353 sq.ft

TOTAL 894,909 sq.ft 

4.9.1 Overview
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Illustrative Scheme, GEA, GIA 

4.9.2 Area Schedule  

21/08/25 

 

 

FFoorrbbuurryy  RReettaaiill  PPaarrkk,,  RReeaaddiinngg  ––  SScchheemmee  AArreeaa  SShheeeett    

  

  

LLooccaattiioonn    UUssee    GGEEAA  GGIIAA  

Western blocks 

WB.1, WB.2, 

WB.3, WB.4 

Residential  17,117 sq. m  

184,248 sq. ft 

14,815 sq. m 

159,471 sq. ft 

 Commercial 2,042 sq. m  

21,981 sq. ft 

1,969 sq. m  

21,197 sq. ft 

Central blocks 

CB.1, CB.2, CB.3, 

CB.4 

Residential  29,905 sq. m 

321,889 sq. ft 

26,094 sq. m 

280,871 sq. ft 

 Commercial  N/A 

N/A 

N/A 

N/A 

Eastern blocks 

EB.1, EB.2, EB.3. 

EB.4  

Residential  19,471 sq. m 

209,576 sq. ft 

16,834 sq. m 

181,206 sq.ft 

 Commercial  655 sq. m  

7,050 sq. ft 

542 sq. m 

5827 sq. ft 

Basement  Car Park, plant, 

refuse 

11,739 sq. m 

126,357 sq. ft  

11,388 sq. m 

122,579 sq.ft 

Total  

Residential  

Residential 

(including 

basement)  

78,210 sq. m 

841,838 sq. ft 

69,112 sq. m 

743,922 sq.ft 

Total 

Commercial 

Commercial  

(including 

basement) 

4,931 sq. m 

53,075 sq. ft 

4,653 sq. m 

50,077 sq. ft 

TToottaall  

RReessiiddeennttiiaall  &&  

CCoommmmeerrcciiaall  

  8833,,114400  ssqq..  mm  

889944,,990099  ssqq..  fftt  

7733,,778844  ssqq..mm  

779944,,220022  ssqq..  fftt  

*The following table is based on an illustrative scheme*
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4.10  Illustrative Plans

4.10.1 Ground Floor Plan



112 | KINGS MEADOW VIEW | DESIGN & ACCESS STATEMENT

D
WDW

DW

Signal Light Gantry

50

Gardens

Presby

St James's

Forbury

12

Shelter

Church

FORB
URY ROAD

UP

UP

Goods Lift 

12 14 16 16 16 16 16 16

A

B

Elevation A

Key Plan

Elevation B

Key:

Units 

Retail 

Refuse Store 

Bike Store 

Entrance 

Delivery / Post Room

Fire Escape

Do not scale from this drawing. A
checked on site. All omissions a
reported to the Architect immedi

This work is copyright and shall 
for any other purpose without the
Squire and Partners.

Project

Squire and Partners LLP
The Department Store
248 Ferndale Road, London SW9 8
T: 020 7278 5555

Description

info@squireandpartners.com
www.squireandpartners.com

Forbury Retail Park

For internal use and coordination onlyFor internal use and coordination only

4.10.2 Basement Floor Plan
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4.10.3 Typical Floor Plan

4.10  Illustrative Plans
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4.10.4 Typical Floor Plan - Upper Levels 
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4.10.5 Typical Floor Plan - Upper Levels 
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4.10.6 Typical Floor Plan - Upper Levels 

4.10  Illustrative Plans
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4.10.7 Roof Plan
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4.11  Illustrative Views

Existing View of the site
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Proposed Illustrative Scheme aerial view


