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Practitioners for the Client unless Allies and Morrison Urban Practitioners provides prior written authorisation 
for such other use and confirms in writing that the Report is suitable for it. It is acknowledged by the parties 
that this Report has been produced solely in accordance with the Client's brief and instructions and without 
any knowledge of or reference to any other parties’ potential interests in or proposals for the Project.

Allies and Morrison Urban Practitioners accepts no responsibility for comments made by members of the 
community which have been reflected in this report.

CONTENT 

Our story 

Our Vision 

Investment 

Re-invention 

Public spaces 

Business 

Living 

Landscape 

Connections 

Unlocking growth 

Delivery 

Prepared for Bracknell Forest Council by: 

Allies and Morrison	 
85 Southwark Street 
London SE1 0HX 

tel +44 (0)20 7921 0100 
fax +44 (0)20 7921 0101 
web	 alliesandmorrison.com	 

4 

10 

12 

16 

18 

22 

24 

26 

28 

32 

50 

Cushman and Wakefield 
43-45 Portman Square 
London W1H 6LY 

+44 (0)20 7935 5000 

cushmanwakefield.co.uk 

3 

http:cushmanwakefield.co.uk


OUR STORY 

200BC to 40AD 

Hill fort called Caesar's Camp 
evidence of earliest settlement 

942 AD 
Bracknell first recorded 
as ‘Braccan Heal’ in the 
Winkfield Boundary Charter 

1066 - 1714 

Situated in Windsor Forest and used 
by royalty for hunting.  A Royal 
Hunting Lodge was built in 1350 for 
King Edward III.  

1463 
Old Bracknell mentioned in 
Goring Charter 

1759 

Turnpike Road 
from Virginia 
Water to Reading 
(now A329) 
improves road 
communications to 
Bracknell 

1847 

Bracknell consisted of a 
small village with a long 
narrow street, inhabited 
by shopkeepers 

1851 
Bracknell population 
is about 650 

1856 

Bracknell station opens and 
Bracknell develops into a coun
try town 

1860 
Thomas Lawrence Brickworks 
opens, famous for 'red 
rubber' brick, found in Royal 
Albert Hall and Westminster 
Cathedral 

1870 

Weekly cattle and poultry 
market started. 

1900 
Local brick making 
at its peak - 
Thomas Lawrence 
brickworks reach 
an annual output 
of 12 million bricks 

The brickworks were 
located to the north-east 
of Bracknell, shown in 
this map from 1900 

1823 map by Henry Walter 
showing part of Windsor Forest 
including the site of Caesars 
Camp 

Site of Caesars Camp 

1871 map 
of Bracknell 
showing its 
historic linear 
spine 

Bracknell station today 

Bracknell has a much longer and richer history than its 
present New Town character would suggest.  Look a 
little deeper and there are many interesting fragments 
of history which continue to shape the town today. 
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OUR FUTURE 

1949 

Designated as a 
New Town planned 
for 25,000 people 

1951 
Bracknell 
population 
now 5,000 

1961 
The Met Office 
moves to Bracknell 

1967 

Manufacturers of 
artists' materials, 
Rowney, open first 
factory in Southern 
Industrial Area 

1974 
South Hill Park Arts 
Centre opened 

1981 

New Town 
population 
48,750 

1982 

Princess Square 
opened by HRH 
Princess Anne 

1988 
Martins Heron 
station opens 
to support 
expansion to the 
east of the town 

2002 

The Town Centre 
Masterplan proposes 
significant re-planning 
and re-development of 
the town centre 

2016 

September 2017 

Lexicon shopping centre 
open for business 

BEFORE 
Bracknell High Street 
in the 1950s 

AFTER 

1914-1918 
1939-1945 

People from 
Bracknell fight 
for country in 
World Wars 

Original New 
Town design 

Bracknell in 1974 

2006 
Population 
reaches 
112,000 

bracknell 
town centre masterplan 

09/02 
final repor 

Historic mapping 
credit: National 
Library of Scotland 

Historic photos 
credit: Cyril Minchell 
and Bracknell Library
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BRACKNELL TOWN 
CENTRE TODAY 
With the recent opening of The Lexicon, Bracknell is 
in its most exciting period of transformation since the 
construction of the original New Town in 1949. 

Bracknell has major corporate occupiers providing 
local employment. Many of these are located on 
the outskirts of the town with more limited office 
stock within the town centre. Bracknell is also 
in the top 10% of national productivity (GVA), 
albeit it lags slightly behind other Thames Valley 
competitors. 

Bracknell’s population is largely prosperous, 
with the proportion of people in the wealthiest 
socio-economic categories (Lavish Lifestyles and 
Executive Wealth) double the national average. 

Lower income families make up the second 
largest social group within Bracknell and it will 
be important that Bracknell’s Town Centre Vision 
provides for a range of economic backgrounds. 

The highest population groups within Bracknell 
are families; with both children under 14 and 
those aged 35-54. There is a proportionately low 
number of people aged 20-24, compared to the 
national average. 

Bracknell is experiencing a residential renaissance, 
with a series of town centre residential 
developments either complete or in the pipeline. 
This increase in town centre living will add a 

vibrancy to the place and more development will 
promote true urban living. 

The opening of The Lexicon, has brought a strong 
retail and leisure offer to attract visitors, with 
potential for a great cultural anchor. 
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OUR VISION 

Bracknell Town Centre 2032 is the new vision which sets out 
the way forward for Bracknell's town centre. Over the coming 
decade, Bracknell will realise its potential as a strong town 
centre, serving a prosperous and dynamic area.  It will draw on 
its twentieth century New Town character and blend this with 
its deeper legacy as a historic town to create a hybrid which 
captures the benefits of both worlds. 

The strong retail centre which has been carefully developed 
will be extended with complementary uses, supporting a 
diverse and resilient economy.  New cultural activities, leisure 
uses, hotels, high quality offices and homes will form a 
major part of ensuring that the town centre feels vibrant and 
welcoming.  Bracknell will particularly respond to its role as an 
important hub for tech industries by addressing the needs of a 
young, smart workforce. 

The inner town centre road structure will be remodelled to 
establish a better-connected network of sites, encouraging 
walking and cycling routes, creating a more legible centre. The 
car will continue to be accommodated, but in ways which 
anticipate the possibility of significant changes in mobility over 
the coming generation. 

The resilient urban form which this vision creates will help 
Bracknell to continue to adapt and develop. The result will be 
a welcoming, sociable and invigorating place which provides 
amenity, entertainment and excitement for all. 

BRACKNELL 
VISION 2032

  

	 	 	 	 	

	 	 	 	 	 	 	 	 	 	

 

  

	 	 	 	 	 	 	 	 	
 

  

10 



  

 

INVESTMENT 
Bracknell's newly opened Lexicon development comprises 
over 50,000sqm of new town centre uses, including 
Fenwicks Department Store, a Cineworld cinema and 
a range of new high quality shops and restaurants - an 
exciting new place which puts Bracknell on the map 

The future opportunities for growth in the town centre will 
see a further development of leisure and cultural uses. There 
is great potential to link to Bracknell's tech-sector strength 
with innovations such as computer gaming hubs as well 
as providing space where creative independent business 
can complement the well-established commercial sector. 
Elsewhere, there has been growing investment in the town’s 
residential market, with town centre living increasingly a 
realistic prospect. 



 

	 	 	 	 	 	

 

	 	 	 	 	 	

 

	 	 	 	 	 	 	 	 	

	 	 	 	 	 	 	
	 	 	 	

 
	 	 	 	 	 	 	

 

INVESTMENT 

Retail 
The £240m Lexicon by the Bracknell Regeneration 
Partnership, a 50:50 Joint Venture between Schroder 
UK Property Fund and Legal & General Property has 
doubled the amount of retail and leisure provision 
in Bracknell to over 1 million sq ft, and has doubled 
Bracknell’s shopper population. Collectively operators 
including Fenwick, M&S, Primark and Cineworld have 
significantly boosted the town’s attractiveness to 
shoppers, retaining more of the local retail spend 
that had previously been lost to nearby towns. 

Homes 
Bracknell’s housing market has been dominated by 
new detached and terraced housing in areas outside 
of the town centre. 

There is a growing pipeline and investment within 
the town centre itself. Residential developments 
which have recently completed include Platform 
(108 homes), Ringside (45 homes) and Enid 
Wood House/Miflats (97 homes), with more 
under construction at Royal Winchester House 
(311 homes). In total, there are 608 homes in the 
pipeline until 2019. More housing is required within 
Bracknell to meet demand, and more investment in 
developments which encourage urban living would 
promote additional vibrancy in the town centre. 

Workspaces 
Corporate occupiers within Bracknell include 
Waitrose, Honda Motor Europe, Fujitsu Technology 
Solutions UK, Hitachi, and Dell EMC, all of which 
are located to the west and south west of the town 
centre. The John Lewis Partnership has been present 
in Bracknell since 1972, and the site continues to be 
Waitrose’s UK Head Office. Bracknell is also the UK 
Headquarters for Honda. 

In total, the Bracknell office market provides 
approximately 450,000sqm of office 
accommodation, much of which is outside of the 
town centre. Within the town centre, several major 
office buildings, mainly purpose built but outdated 

stock, have been converted to residential use, which 
has reduced supply by approximately 25,000sqm 
As a result, the town centre provides approximately 
45,000sqm of accommodation; just 10% of the 
town’s total provision. 
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RE-INVENTION 

Bracknell town centre has undergone a series 
of significant transformations, moving from a 
traditional village high street to a post-war new 
town and most recently into a modern centre with 
renewed public spaces and a fantastic new shopping 
and leisure experience. 

The coming generations of development in Bracknell 
will enable the town to gradually move beyond this 
episodic cycle of renewal to a more sustainable and 
stable condition. The creation of a normal network 
of streets and spaces will mean that individual 
buildings can be updated or renewed easily without 
disrupting the wider town. 
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PUBLIC SPACES 

Bracknell's public spaces 
have been comprehensively 
renewed in parallel with 
the Lexicon development, 
extending the same high 
quality treatment through the 
existing town centre streets. 
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PUBLIC SPACES 

Bespoke wayfinding guides people around the 
town and artwork which has been created to 
reflect the natural heritage of the local area 

Streets animated with outdoor seating for 
cafes and restaurants, and spaces created for 
street performance and events 

Existing historic buildings have been restored 
and carefully integrated into their new setting 

Extensive tree planting reflects Bracknell's 
character as one of the most extensively 
wooded boroughs in the UK 

Plenty of seating has been included in the 
remodelling work, making it feel more relaxed 
and encouraging people to spend longer 

Vertical greening and street planting are 
incorporated to bring the town's green 
character right into the centre 

21 



BUSINESS 

Traditional ways of working are being disrupted 
by the accelerating pace of technological change 
across the UK. New competitors are rapidly 
scaling and competing globally.  Entire industries 
are being transformed by new applications and 
business models, devastating companies not 
agile enough to respond to a shifting competitive 
landscape. Not since the onset of the industrial 
revolution has technology been poised to play such 
a transformational role in the lives of consumers 
and operation of businesses. The Internet of Things 
(IoT), smart cities, cloud computing, additive 
manufacturing and artificial intelligence – to name 
only a few examples – will fundamentally change 
the way people live and work. 

The future workplace will look radically different as 
employers respond to a growing requirement for a 
work-health balance, with an abundance of research 
demonstrating links between employee wellbeing 
and bottom line financial outcomes. 

A range of factors from the changing geopolitical 
and economic climate, changes relating to the UK’s 
withdrawal from the European Union, the increasing 
reliance on technology, changing demands for 
flexible working from staff, and a preference for 
town centre locations rather than more isolated 
business parks all mean that businesses (and small 
businesses and start-up companies in particular) 
are placing increasing importance on the flexibility 
of their accommodation. Agile workplaces which 
can respond to these changes are important, and 

can be supplemented by additional floorspace 
from co-working concepts. Co-working can also 
create a community between different businesses, 
which can disrupt industries and lead to innovative 
solutions. 

In Bracknell, office rents are affordable in 
comparison to other Thames Valley locations, 
despite the town being home to a number of major 
corporate headquarters and head offices. While 
prime headline rents are currently £25 per sq ft in 
Bracknell, they are up to £37.50 per sq ft in Reading 
and Maidenhead. However, there is a lack of town 
centre grade A office provision in Bracknell, partly 
due to the historic location of the business parks on 
the outskirts built upon the necessity for workers 
to travel by car, compounded by the conversion of 
a number of buildings to residential use in recent 
years. This highlights a significant latent potential 
within the town centre for office development. 

There is the potential for a whole range of different 
types of business accommodation to thrive in the 
town centre, including small suites and co-working 
space for small companies and start ups. Supported 
by the opening of the Lexicon, the town centre is 
experiencing a change in perception which could be 
accompanied by a new type of business community 
and office provision within Bracknell. 
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LIVING 

Successful towns of recent years have focused not 
just on providing certain property uses as identified 
within local plans, but by taking a holistic view on 
development to provide a high quality mixed-use 
urban environment and an organic approach to 
place making. In practice this relates to residential, 
retail and office property uses being located 
side-by-side, in truly mixed use schemes and 
communities. 

Demographic shifts and an emergence of the 
“millennial” generation has led to an increasing 
trend for people to desire being close to both local 
amenities and working environments. This trend 
is seen particularly across London; however high 
property values are forcing many people to relocate 
to regional towns and cities across the country, 
providing a significant opportunity for places such 
as Bracknell. 

Bracknell Forest Council has delivered an average 
of 376 dwellings per year for the last 5 years. An 
annual figure higher than the current delivery rate 
is anticipated up to 2036 in order to meet the 
demand for growth in accordance with the five-
year projections. Whilst there are some significant 
schemes underway, particularly within the town 
centre, there is still significant opportunity for 
further residential development to keep up with 
demand. 
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LANDSCAPE 

Proposals for Bracknell will balance sustainable development in 
the town centre with the need to retain the landscape influences 
of the post-war character which link Bracknell with its countryside. 

Bracknell is surrounded by great landscape, including the miles of 
walking and cycling trails in Swinley Forest and the sweeping parkland 
of Windsor Great Park. A key legacy of the New Town is the integration 
of landscape and town, and Bracknell retains open space and extensive 
tree planting connecting the town centre with its context. 

Woodland covers approximately 38% of the 
Borough, making it one of the most densely 
covered Boroughs in the UK. There is a mix of 
plantation forest and ancient woodland, including 
the UK's largest collection of veteran oak trees 
within Windsor Forest. 

Bracknell Forest Borough also contains major 
areas of heathland - a valuable environment for 
biodiversity in the south east and protected as part 
of the Thames Basin Heaths Special Protection 
Area. 

This special landscape context provides large 
areas of valuable amenity to the people living and 
working in Bracknell, providing opportunities to 
connect to nature and space for a wide range of 
outdoor leisure and sporting activities. 

The recent Lexicon development has embraced 
this character through extensive planting including 
substantial new trees, green walls and planting 
within the streetscape. The scheme also integrates 
natural motifs in the street furniture, drawing on 
local plant species for inspiration. 

Future development will continue this approach, 
connecting people and wildlife, to benefit local 
health and well-being, promoting biodiversity and 
delivering the natural climate change resilience 
which comes from having extensive and well 
connected areas of natural estate. 
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CONNECTIONS 
Bracknell's existing road network means 
that the town centre is easily accessed 
by car. It also benefits from good bus 
and train access.  However, we also want 
to make sure that more people are able 
to access the town centre on foot and by 
bicycle, using safe, direct and attractive 
routes from the surrounding areas. 

Bracknell was one of the first wave of New Towns, 
along with contemporaries including Stevenage and 
Harlow.  Like these similar developments, Bracknell 
has a very particular approach to cars, pedestrians 
and cyclists. The New Towns were designed to 
segregate different modes of transport to remove 
conflict between uses. The design of the town, with 
separate residential and business neighbourhoods 
away from the town centre provides a further level 
of segregation. 

Whilst this approach has made Bracknell well 
suited to the car, it makes walking and cycling 
less attractive, partly due to the longer distances 
involved with low density development but also 
due to the safety concerns of the underpasses 
which are integral to the segregated design 

Car use and ownership is likely to change rapidly 
over the coming decades. Whilst it is realistic to 
expect that vehicles in some form will continue to 
be part of the way we live and get around, making 
the town centre more accessible on foot and by 
bicycle will help more people to choose the healthy, 
low-impact option. 

This approach can be facilitated by a series of 
development projects on the fringes of the town 
centre which start to reconnect the centre with 
the wider town. The existing road structure can be 
remodelled to reduce the amount of land taken up 
by tarmac, freeing up space for other uses. 
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CONNECTIONS 

The existing roundabouts handle major through-
routes, local traffic and access to car parks 
and servicing.  Pedestrian and cycle routes are 
segregated into underpasses on the original 
roundabouts or at grade on more modern ones. 

Relocation of the car park access and service 
access directly from the main road will simplify 
the roundabouts and could also remove the 
need for some elements of the inner service 
road - the Ring. 

These changes mean that the roundabout can be 
simplified to two signalised junctions in place of six 
sets of signals which operate at peak time in the 
existing arrangement. 

The changes to the road layout release land which 
is no-longer required as operational highway 
space and can be developed.  It also allows for 
more normal streets to be created, with integrated 
pedestrian and cycle facilities 

One of Bracknell's advantages as a New Town is 
its extensive network of planned, segregated cycle 
ways. Whilst many towns and cities are struggling 
to retro-fit cycling facilities to existing streets, 
Bracknell has a significant head-start on the trend 
towards more walking and cycling in urban areas. 

Bracknell's size means that most of the people 
living or working in the town are under three 
kilometres from the town centre - an easy cycle 
ride on safe cycle paths.  Even a small switch 
from walking to cycling could take hundreds of 
car movements off our roads every day, reducing 
congestion, improving air quality and helping 
people stay fit and healthy. Dockless bike schemes 
can make cycling an easier option, whether or not 
you already have access to a bike. 

A series of elements have been identified as 
important to bring the existing cycle network up to 
the best standards: 

At grade-crossings 
The existing network of cycle lanes relies on 
underpasses and over-bridges to cross roads. The 
roads in turn have been designed to act as car-
focussed freeways rather than urban streets. As we 
transform the street network, more of the crossing 
points can be normal surface crossings, making 
these safer and more attractive for everyone. 

Continuity along existing routes 
The best cycle routes are continuous, direct and 
easy to follow. There are opportunities to improve 
our existing cycle routes by giving them a higher 
priority in junction design to make them as 
continuous as possible. 

Extending the network 
Although the New Town plan delivered extensive 
cycle routes some later areas of the town were 
more car focussed in their design. This needs 
to be addressed to make sure that facilities for 
pedestrians and cyclists are accessible across the 
town. 

Cycle parking 
New cycle parking has been provided as part of 
the Lexicon scheme in safe, prominent locations. 
This approach should be extended to other key 
destinations in developments around the edge of 
the town centre. 

Tackling Bracknell's roundabouts 
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UNLOCK GROWTH 

Bracknell now 

• Lexicon scheme delivered, 
including new Fenwicks 
Department store and new 
Cinema 

• Bus station improvements 
delivered 

• New Waitrose delivered 

• Town centre public realm 
improvements delivered 

Short term 
• Identifying and unlocking 

key sites with immediate 
development potential, 
including Easthampstead House 

• Catch and steer on emerging 
projects to align with future 
vision 

• Develop meanwhile 
opportunities on fallow sites 

Medium term 

• Deliver highway changes 
which unlock further sites and 
complete the street network 

• Re-provide the bus interchange 
facility as on-street provision to 
release the bus station site 

• Complete initial phases of 
development 

Longer term 

• Opportunity to extend the 
developing street network to 
the west, integrating the Peel 
Centre and connecting the 
western industrial area more 
closely into the town centre 
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VISION 2032

BRACKNELL 
VISION 2032

  

 

 

 

 

 

 

 

 

 

 

 

32 33 



Meanwhile uses 

There is a great opportunity to bring a range of 
cultural uses to enliven Bracknell and specific 
sites in advance of development. 

This includes pop up cinemas and bars within 
vacant car park land, festivals, exhibition space, 
and markets. Temporary art installations, 
lighting schemes, new green walls and new 
street furniture would also enliven the public 
realm. 

Redevelopment or re-use of the 
existing Council offices library, 
retaining the existing service 
access to the rear of Fenwicks 

Redevelopment 
of the former 
Winchester House 
site in progress 

Development on the west 
side of Market Street and on 
the medical centre car park 
creating new street frontage 

Redevelopment of the Royal 
British Legion site and land 
to the south creating new 
street frontage establishing 
the east-west street which 
will link to Mount Lane 

Development on the existing 
open space to establish 
a north-south pedestrian 
street reflecting the existing 
strong desire line 

Infill development to the rear of 
Time Square, establishing future 
potential street connections 
between Market Street and 
future development to the west. 

Redevelopment of the 
former Bentalls site, creating 
improved connections from 
the Lexicon to the Princess 
Square shopping centre 

46

Appearence

The designs proposed for the new buildings are intended to be both lively 
and memorable that will engage with visitors throughout the day and 
into the evening.  The grand steps are a focal point when approaching 
the  site south along Eagle Lane or west down the High Street.  The 
sentinel buildings either side of the steps  are a pair and intended to be 
read together, the tall  shopfronts within  the accented  sloping  shopfront 
openings  together with the high level canopies sweeping ones view into 
and up the steps.

Signage above the upper square roof will be clearly visible on the approach 
at distance and will advertise that something worth  seeing is at the top of 
the stairs enhancing wayfinding  through the town centre.

The High Street Facade

The High Street frontage buildings offer a combination  of materials into 
which the tenants  can fit their own image and branding.  A vertically lain 
timber (such as western red cedar) provides an immediate border extension 
of the apparent shopfront.  Outside and above the timber border is a  
flat metal panelled rainscreen cladding  designed using triangular panels 
to reflect the shape of the primary shopfronts and to readily follow the 
curved building facades.  The colour of the metal cladding is to have an 
iridescent two tone finish such that its colour will vary with the angle of 
view and under different light conditions, a contrasting diamond pattern 
will be achieved by the occasional reversing of the panels ‘against the grain’.  
Alucobond panels with a ‘Spectra’ Finish would be a good example of the 
anticipated panel and finish.

Within this building backdrop the major shop fronts are then able to be 
simply glazed utilising conventional curtain walling systems - the curves on 
the large radius’s will be facetted.  Tenant signage will then be fitted within 
the glass and timber shopfront zone.  Landlord signage zones will be applied 
only to the metal panelling as individual letters or logos either halo lit or 
internally illuminated.

A key contributor to the appearance of these buildings is the proposed use of LED lighting strips. These are 
generally to be located in  the soffit of the cladding where the metal panel will oversail the timber areas, in this 
arrangement light will wash down over the timber  planks accentuating their texture and colour, the effect is best 
appreciated in the cgi’s.

Where the buildings have canopies these are generally to be cantilevered save by the steps where simple steel 
columns are introduced to accentuate the balconies as places to look  to and from.  The soffits of the canopies 
will be clad in timber with a pressed metal  fascia, again LED light strips will highlight the flowing lines of the 
design. There will be a degree of response to changing light levels with additional strips lighting up subtly 
adjusting the appearance of the building.
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Illustrative CGI - View from the Bull terrace
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SHORT TERM 

Initial opportunities 

There are a number of great opportunities for early 
development across the town centre. 

Easthampstead House and the adjacent library in 
the north east corner of the town centre provide 
a clear opportunity following the relocation of the 
Council to alternative premises. This strategic site 
adjacent to the new Fenwick store would extend 
the town centre to the east and will be well linked 
with both colleges. 

There is also an opportunity to develop the Jubilee 
Gardens site to the south of the town centre to 
create a development of significant scale as a 
gateway to Bracknell, which currently provides a 
poor arrival point to the town centre. 

Flexibility of use should be maintained across the 
sites. There are clear reasons for development of 
residential and office accommodation within these 
areas as well as supporting retail and service uses. 
In addition, the cultural gap analysis has highlighted 
a deficit of cultural uses compared to other towns 
within the Thames Valley; therefore there is a 
key opportunity to provide this within a range of 
options including museums, theatres, E-sports hubs 
and other venues. 
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AM to draft illustrative 
examples for the Council area 
with artist's illustration of the 
view from Fenwicks 

  

  

  

Opportunities for Town centre living with a good connection to the 
roof-top amenity street will help the town centre to feel safer and 
space for homes more attractive outside of normal shopping hours. 

Our vision for the site of the existing 
Easthampstead House. This illustration 
demonstrates the potential for town 
centre uses and homes focussed 
around great public realm. This project 
is also an important first stage in 
improving the walking and cycling 
links to the colleges and the residential 
areas beyond. 

Existing view 



CIVIC QUARTER 

New mixed use development 
on the site of Easthampstead 
House including options for a 
replacement library and potential 
for new cultural activities. 

Road network remodelled 
to remove the existing 
roundabout and reduce 
the number of junctions 

Existing High Street 
underpass removed and 
restored to an at-grade 
crossing 

Existing Church Road 
underpass removed and 
restored to an at-grade 
crossing 

At-grade pedestrian/cycle 
crossings integrated into 
the revised road network 
to improve accessibility 

Bracknell's original civic quarter is an important part of the 
town centre in terms of establishing strong connections 
with the colleges and the surrounding residential areas. The 
existing road network dominates, but there is great potential 
to make access simpler and to unlock land trapped by the 
highway layout. 

The proposed framework for the area establishes a much 
clearer and strong connection for pedestrians and cyclists 
into the existing town centre.  It integrates with the existing 
road network to create a more normal network of streets 
and spaces - ideal for a mix of uses including housing with 
complementary town centre uses animating the ground floor. 

Easthampstead House, the Library and the Magistrates Court 
provide the initial development opportunities and have the 
advantage of already being fully integrated with the eastern 
end of the Lexicon scheme. There may also be the potential 
to develop some elements of the wider area within existing 
green space prior to the remodelling of the main junction. 

The removal of the former Met Office roundabout has the 
potential to unlock significant areas of land and complete 
the street network. Other elements such as the site of the 
existing Police Station may also come into consideration 
alongside a series of more local revisions to the road network 
such as the removal of the High Street underpasses at The 
Ring and Church Road. 
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STATION QUARTER 

Access retained to 
the existing Princess 
Square car park 

War memorial retained 
as part of an enhanced 
public space 

New station square, 
providing a positive 
arrival at the town 
centre 

Clear and direct route 
connecting the town 
centre with the railway 
station 

At-grade ped/cycle 
crossings integrated into 
the revised road network 
to improve accessibility 

The existing area is dominated by highways, including Station 
Way, The Ring and the large areas of unused land which are 
left as road verge. The combination of the bus station and the 
nature of the road network creates a major barrier between 
the railway station and the town centre. 

The framework for the area proposes a series of urban blocks 
and the establishment of a normal network of streets and 
spaces. The one-way loop of The Ring will be modified to 
create a normal two-way street including a new junction 
with Church Road to maintain access.  Pedestrian and cycle 
connections are made more direct, improving the town-to-
station links 

A series of development opportunities can be delivered within 
the constraints of the current road network. The Jubilee 
Gardens site, together with the site of the Royal British Legion 
building can create linking development which improves the 
land at the southern end of the existing town centre, whilst 
the land between Church Road, The Ring and Station Way can 
also deliver new development and new street links. 

Remodelling of The Ring and Station Way will unlock further 
phases of development, completing an integrated urban area. 
The redevelopment of the existing bus station site, moving the 
bus stops to more conventional on-street locations will also 
be critical in creating a new station square and in establishing 
a high quality link with the town centre. 
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An illustration showing how new 
development could open up the 
connections to the station and strengthen 
the southern part of the town centre 

New buildings on the site 
of the former British Legion 
building and Jubilee Gardens 

Fully inclusive public realm design, 
seamlessly integrating the ramp from 
the church with the main public space 

Enhanced setting for 
the war memorial 

Legible route to the 
station through the 
new development 

Route south 
widened into a 
normal street, 
and the underpass 
removed and 
replaced with a 
normal road crossing 

Existing view 



Phasing development 

Development of this scale will require phased 
delivery. The development blocks highlighted 
within the medium term could be built over 
a period of 5-7 years, based on a planned 
approach allowing for effective traffic and 
pedestrian management throughout. A 
phased approach will also ensure a pipeline of 
accommodation which the market can absorb 
over a number of years. 

By designing flexible spaces and a flexible 
vision for the town, buildings could be adapted 
depending on trends and demand. This will 
create a modern place which is undergoing 
regular renewal as various sites are developed. 

Remodelling of the road 
network and development of 
released land to complete the 
street pattern 

Redevelopment of the main medical 
centre site creating street frontage 
to the High Street and the new link 
re-instating Binfield Road 

Remodelling of the road 
network and development of 
released land to complete the 
street pattern 

Development of the bus station 
site to create a new direct 
connection between the station 
and the town centre 

Remodelling of the road 
network and development of 
released land to complete the 
street pattern 

Redevelopment of the existing 
offices fronting Market Street, 
establishing a stronger frontage and 
a more complete network of streets 
to the west of Market Street 

Redevelopment of the cinema 
site, connecting with the 
development to the south and 
the east on Market Street 
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MEDIUM TERM 

Medium term development 

A number of additional sites could be released 
once the various highway changes identified have 
been carried out, particularly around Millennium 
Way and the Met Office Roundabout, and around 
the Bus Station and Station Way. This would also 
involve the re-alignment of pedestrian routes to 
ensure permeability into the town from the station. 

There is significant potential in the town for both 
office and residential development, given the 
low values of each compared to other regional 
competitors. Mixed use accommodation would 
provide vibrant spaces for urban living. There is also 
a lack of hotel accommodation in the town centre, 
creating an opportunity for future development. 

Given the Lexicon development there is less 
potential for future comparison retail development 
and demand, although some development in this 
sector to complement office and residential uses 
would be desirable. 
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An artist's illustration showing how new 
mixed used development could transform 
the area around the station, creating 
a focus for workspace and residential 
development as well as greatly improving 
the links to the town centre. 

Existing pub retained in an 
enhanced setting, fronting 
onto a generous pedestrian 
public space 

Existing view 

Clear and legible pedestrian 
route to the town centre 

Improved pedestrian crossing Mixed use development Bus stops relocated on-street 
facilities, connecting the including retail and cafe space with real-time information, 
station directly with the town facing onto the street with providing a better quality 
via a table-top crossing offices, hotels and flats above environment for waiting. 



Future-proofing options 

Significant changes are being experienced 
within business and retail sectors. Combined 
with the expectation of other factors on the 
nature of our town centres from driverless cars 
to the impact of the internet on amenities 
and services, it will be important to future 
proof Bracknell throughout the next stage of 
development. Flexibility in design will be crucial, 
to ensure the buildings and their uses can evolve 
to suit the needs of future generations. 

Continual identification of new opportunities 
and flexibility will be of benefit to the town, 
including the long-term potential to re-plan 
very car-based areas on the edge of the current 
town centre. 

Opportunity to extend the 
developing street network to the 
west, integrating the Peel Centre 
and connecting the western 
industrial area more closely into the 
town centre 

Redevelopment of the High Street 
car park, allowing the introduction 
of a connecting route from Market 
Street through to the town centre. 
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LONGER TERM 

Protecting long term opportunities 

Once the short term and medium term 
development sites have been developed, there 
is likely to be a range of other areas which could 
provide long term opportunities. These include 
areas around the Peel Centre and further to the 
west of the town centre. 

By this time (approximately 2027-32) the town 
of Bracknell will have undergone significant 
change. The sites to the west of the town centre 
will provide a clear opportunity for longer-term 
expansion and additional growth of the town. 

Although these sites may be some way off in terms 
of their readiness for redevelopment, it will be 
helpful to have a clear vision for the long term. 

An understanding of the future potential block 
structure for redevelopment will be valuable in 
making decisions about earlier developments, 
leaving connections and routes ready to connect 
in the longer term and helping to ensure that 
future prospects are not cut off by present day 
considerations. 
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Progress detailed frameworks for 
the civic quarter area and the station 
quarter to plan the public realm and 
establish development parameters for 
land parcels. 

Use the Vision to inform the 
development of the wider planning 
policy for the area. 

Develop a wider strategy for the 
redevelopment of the longer term sites 
west of the town centre 

Identify and develop quick-win sites 

Detailed highway design and testing 
to unlock later development phases 

Highway remodelling and 
redevelopment of the arising sites 

Catch-and-steer of any emerging 
proposals within the framework 

Engagement with landowners on the 
long term opportunity 

Longer term delivery of 
development in the wider area 

Short term 

Medium term 

Longer term 
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DELIVERY 

The Bracknell Town Centre Vision shows its depth 
of ambition for the future, building on the success 
of the Lexicon. This document identifies a range 
of opportunities and interventions which will help 
deliver that Vision. 

The scale of development proposed will mean that 
the schemes will be spread over several years, 
with some of the sites immediately available while 
others will take some time to unlock. 

The re-configuration work to the roads will 
require careful consideration and planning to 
keep the town running smoothly.Yet this will be 
an important step to improve efficiency within 
Bracknell and adapt to modal changes in transport. 

Realising the potential of Bracknell will require 
collaboration. Bracknell Forest Council will take an 
active role in this process, and already control a 
number of the sites identified. Other parties and 
landowners will be invited to support the process of 
development and innovation. 

Potential for a new AAP to frame the Vision and 
establish planning policy for the area 

Delivery will be through partnerships, joint ventures, 
land sales and delivery by the public and private 
sector. Consultation with the local population early 
in the process will be an integral part of the 
process. 

The most appropriate scale and use for each 
development will require more detailed analysis and 
design work. New cultural activities, leisure uses, 
hotels and homes will form a new part of the Vision. 
Meanwhile uses of sites available today, which can 
host temporary events and uses at low cost, will 
be an important first step in maintaining the 
momentum of the Vision. 

Bracknell 2032 will be culturally self-confident; a 
resilient place, a welcoming place and a sociable 
place, providing amenity, entertainment and 
excitement for all. 

The flow chart below sets out our approach to 
delivering the short-term opportunities, unlocking 
the medium-term opportunities and planning 
carefully for the long term prospects which may 
arise. 
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	INVESTMENT 
	Bracknell's newly opened Lexicon development comprises over 50,000sqm of new town centre uses, including Fenwicks Department Store, a Cineworld cinema and a range of new high quality shops and restaurants - an exciting new place which puts Bracknell on the map 
	Bracknell's newly opened Lexicon development comprises over 50,000sqm of new town centre uses, including Fenwicks Department Store, a Cineworld cinema and a range of new high quality shops and restaurants - an exciting new place which puts Bracknell on the map 
	The future opportunities for growth in the town centre will see a further development of leisure and cultural uses. There is great potential to link to Bracknell's tech-sector strength with innovations such as computer gaming hubs as well as providing space where creative independent business can complement the well-established commercial sector. Elsewhere, there has been growing investment in the town’s residential market, with town centre living increasingly a realistic prospect. 



	INVESTMENT 
	INVESTMENT 
	INVESTMENT 
	Retail 
	Retail 
	The £240m Lexicon by the Bracknell Regeneration Partnership, a 50:50 Joint Venture between Schroder UK Property Fund and Legal & General Property has doubled the amount of retail and leisure provision in Bracknell to over 1 million sq ft, and has doubled Bracknell’s shopper population. Collectively operators including Fenwick, M&S, Primark and Cineworld have 
	significantly boosted the town’s attractiveness to 
	shoppers, retaining more of the local retail spend that had previously been lost to nearby towns. 

	Homes 
	Homes 
	Bracknell’s housing market has been dominated by new detached and terraced housing in areas outside of the town centre. 
	There is a growing pipeline and investment within the town centre itself. Residential developments which have recently completed include Platform (108 homes), Ringside (45 homes) and Enid 
	Wood House/Miflats (97 homes), with more 
	under construction at Royal Winchester House (311 homes). In total, there are 608 homes in the pipeline until 2019. More housing is required within Bracknell to meet demand, and more investment in developments which encourage urban living would promote additional vibrancy in the town centre. 


	Workspaces 
	Workspaces 
	Corporate occupiers within Bracknell include Waitrose, Honda Motor Europe, Fujitsu Technology Solutions UK, Hitachi, and Dell EMC, all of which are located to the west and south west of the town centre. The John Lewis Partnership has been present in Bracknell since 1972, and the site continues to be 
	Waitrose’s UK Head Office. Bracknell is also the UK 
	Headquarters for Honda. 
	In total, the Bracknell office market provides approximately 450,000sqm of office 
	accommodation, much of which is outside of the town centre. Within the town centre, several major 
	office buildings, mainly purpose built but outdated 
	stock, have been converted to residential use, which has reduced supply by approximately 25,000sqm As a result, the town centre provides approximately 45,000sqm of accommodation; just 10% of the town’s total provision. 
	Figure


	RE-INVENTION 
	RE-INVENTION 
	RE-INVENTION 
	Bracknell town centre has undergone a series 
	of significant transformations, moving from a 
	traditional village high street to a post-war new town and most recently into a modern centre with renewed public spaces and a fantastic new shopping and leisure experience. 
	The coming generations of development in Bracknell will enable the town to gradually move beyond this episodic cycle of renewal to a more sustainable and stable condition. The creation of a normal network of streets and spaces will mean that individual buildings can be updated or renewed easily without disrupting the wider town. 
	foundingre-planningre-developingre-imagining BRACKNELL VISION 2032 


	PUBLIC SPACES 
	PUBLIC SPACES 
	PUBLIC SPACES 

	Bracknell's public spaces have been comprehensively renewed in parallel with the Lexicon development, extending the same high quality treatment through the existing town centre streets. 

	PUBLIC SPACES 
	PUBLIC SPACES 
	Figure
	Bespoke wayfinding guides people around the 
	town and artwork which has been created to 
	reflect the natural heritage of the local area 
	Streets animated with outdoor seating for cafes and restaurants, and spaces created for street performance and events 
	Existing historic buildings have been restored and carefully integrated into their new setting 
	Extensive tree planting reflects Bracknell's 
	character as one of the most extensively wooded boroughs in the UK 
	Plenty of seating has been included in the remodelling work, making it feel more relaxed and encouraging people to spend longer 
	Vertical greening and street planting are incorporated to bring the town's green character right into the centre 
	Sect
	Figure


	LANDSCAPE 
	LANDSCAPE 
	LANDSCAPE 
	Proposals for Bracknell will balance sustainable development in 
	the town centre with the need to retain the landscape influences 
	of the post-war character which link Bracknell with its countryside. 

	Bracknell is surrounded by great landscape, including the miles of walking and cycling trails in Swinley Forest and the sweeping parkland of Windsor Great Park. A key legacy of the New Town is the integration of landscape and town, and Bracknell retains open space and extensive tree planting connecting the town centre with its context. 
	Woodland covers approximately 38% of the Borough, making it one of the most densely covered Boroughs in the UK. There is a mix of plantation forest and ancient woodland, including the UK's largest collection of veteran oak trees within Windsor Forest. 
	Bracknell Forest Borough also contains major areas of heathland - a valuable environment for biodiversity in the south east and protected as part of the Thames Basin Heaths Special Protection Area. 
	This special landscape context provides large areas of valuable amenity to the people living and working in Bracknell, providing opportunities to connect to nature and space for a wide range of outdoor leisure and sporting activities. 
	The recent Lexicon development has embraced this character through extensive planting including substantial new trees, green walls and planting within the streetscape. The scheme also integrates natural motifs in the street furniture, drawing on local plant species for inspiration. 
	Future development will continue this approach, 
	connecting people and wildlife, to benefit local 
	health and well-being, promoting biodiversity and delivering the natural climate change resilience which comes from having extensive and well connected areas of natural estate. 
	Figure


	SHORT TERM 
	SHORT TERM 
	Initial opportunities 
	There are a number of great opportunities for early development across the town centre. 
	Easthampstead House and the adjacent library in the north east corner of the town centre provide a clear opportunity following the relocation of the Council to alternative premises. This strategic site adjacent to the new Fenwick store would extend the town centre to the east and will be well linked with both colleges. 
	There is also an opportunity to develop the Jubilee Gardens site to the south of the town centre to 
	create a development of significant scale as a 
	gateway to Bracknell, which currently provides a poor arrival point to the town centre. 
	Flexibility of use should be maintained across the sites. There are clear reasons for development of 
	residential and office accommodation within these 
	areas as well as supporting retail and service uses. In addition, the cultural gap analysis has highlighted 
	a deficit of cultural uses compared to other towns 
	within the Thames Valley; therefore there is a key opportunity to provide this within a range of options including museums, theatres, E-sports hubs and other venues. 
	Opportunities for 
	Opportunities for 
	Opportunities for 
	Town centre living with a good connection to the 

	roof-top amenity 
	roof-top amenity 
	street will help the town centre to feel safer and 

	space for homes 
	space for homes 
	more attractive outside of normal shopping hours. 


	Our vision for the site of the existing Easthampstead House. This illustration demonstrates the potential for town centre uses and homes focussed around great public realm. This project 
	Our vision for the site of the existing Easthampstead House. This illustration demonstrates the potential for town centre uses and homes focussed around great public realm. This project 
	is also an important first stage in 
	improving the walking and cycling links to the colleges and the residential areas beyond. 
	Existing view 

	38 39 
	40 41 
	An illustration showing how new development could open up the connections to the station and strengthen the southern part of the town centre 
	An illustration showing how new development could open up the connections to the station and strengthen the southern part of the town centre 
	New buildings on the site of the former British Legion building and Jubilee Gardens 
	Fully inclusive public realm design, seamlessly integrating the ramp from the church with the main public space 
	Fully inclusive public realm design, seamlessly integrating the ramp from the church with the main public space 
	Enhanced setting for the war memorial 


	Legible route to the station through the new development 
	Route south widened into a normal street, and the underpass removed and replaced with a normal road crossing 
	Existing view 
	MEDIUM TERM 
	MEDIUM TERM 
	Medium term development 
	A number of additional sites could be released 
	once the various highway changes identified have 
	been carried out, particularly around Millennium 
	Way and the Met Office Roundabout, and around 
	the Bus Station and Station Way. This would also involve the re-alignment of pedestrian routes to ensure permeability into the town from the station. 
	There is significant potential in the town for both office and residential development, given the 
	low values of each compared to other regional competitors. Mixed use accommodation would provide vibrant spaces for urban living. There is also a lack of hotel accommodation in the town centre, creating an opportunity for future development. 
	Given the Lexicon development there is less potential for future comparison retail development and demand, although some development in this 
	sector to complement office and residential uses 
	would be desirable. 
	An artist's illustration showing how new mixed used development could transform the area around the station, creating a focus for workspace and residential development as well as greatly improving the links to the town centre. 
	An artist's illustration showing how new mixed used development could transform the area around the station, creating a focus for workspace and residential development as well as greatly improving the links to the town centre. 
	Existing pub retained in an enhanced setting, fronting onto a generous pedestrian public space 
	Existing pub retained in an enhanced setting, fronting onto a generous pedestrian public space 
	Clear and legible pedestrian route to the town centre 


	Existing view 
	Improved pedestrian crossing 
	Improved pedestrian crossing 
	Improved pedestrian crossing 
	Mixed use development 
	Bus stops relocated on-street 

	facilities, connecting the 
	facilities, connecting the 
	including retail and cafe space 
	with real-time information, 

	station directly with the town 
	station directly with the town 
	facing onto the street with 
	providing a better quality 

	via a table-top crossing 
	via a table-top crossing 
	offices, hotels and flats above 
	environment for waiting. 




	LONGER TERM 
	LONGER TERM 
	Protecting long term opportunities 
	Once the short term and medium term development sites have been developed, there is likely to be a range of other areas which could provide long term opportunities. These include areas around the Peel Centre and further to the west of the town centre. 
	By this time (approximately 2027-32) the town 
	of Bracknell will have undergone significant 
	change. The sites to the west of the town centre will provide a clear opportunity for longer-term expansion and additional growth of the town. 
	Although these sites may be some way off in terms of their readiness for redevelopment, it will be helpful to have a clear vision for the long term. 
	An understanding of the future potential block structure for redevelopment will be valuable in making decisions about earlier developments, leaving connections and routes ready to connect in the longer term and helping to ensure that future prospects are not cut off by present day considerations. 
	DELIVERY 
	DELIVERY 
	The Bracknell Town Centre Vision shows its depth of ambition for the future, building on the success 
	of the Lexicon. This document identifies a range 
	of opportunities and interventions which will help deliver that Vision. 
	The scale of development proposed will mean that the schemes will be spread over several years, with some of the sites immediately available while others will take some time to unlock. 
	The re-configuration work to the roads will 
	The re-configuration work to the roads will 
	require careful consideration and planning to keep the town running smoothly.Yet this will be 
	an important step to improve efficiency within 
	Bracknell and adapt to modal changes in transport. 
	Realising the potential of Bracknell will require collaboration. Bracknell Forest Council will take an active role in this process, and already control a 
	number of the sites identified. Other parties and 
	landowners will be invited to support the process of development and innovation. 
	Potential for a new AAP to frame the Vision and establish planning policy for the area 

	Delivery will be through partnerships, joint ventures, land sales and delivery by the public and private sector. Consultation with the local population early in the process will be an integral part of the process. 
	The most appropriate scale and use for each development will require more detailed analysis and design work. New cultural activities, leisure uses, hotels and homes will form a new part of the Vision. Meanwhile uses of sites available today, which can host temporary events and uses at low cost, will 
	be an important first step in maintaining the 
	momentum of the Vision. 
	Bracknell 2032 will be culturally self-confident; a 
	resilient place, a welcoming place and a sociable place, providing amenity, entertainment and excitement for all. 
	The flow chart below sets out our approach to 
	delivering the short-term opportunities, unlocking the medium-term opportunities and planning carefully for the long term prospects which may arise. 
	Figure
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