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The Lexicon Understanding success

EXECUTIVE SUMMARY

In September 2017, The Lexicon – the £240 million mixed-
use regeneration of Bracknell town centre – was opened. 
The story of how the scheme came into being was the 
focus of our 2019 report, The Lexicon: Making it Happen.

This 2022 report revisits The Lexicon and asks what 
success looks like at one of the UK’s most significant town 
centre regeneration projects of recent years. Individuals 
involved in planning, financing, developing and operating 
the scheme were interviewed in the spring of 2021; these 
conversations provide the basis for our findings.

We revisit the objectives of the 2002 Masterplan – the 
main strategic document guiding the regeneration 
process. We identify six key themes that arose from the 
interviews and which help to explain perceptions of the 
success of different elements of the scheme. Themes 
include rebuilding Bracknell’s ‘cultural self-confidence’ –  
a major goal of the regeneration – through to measures  
of commercial performance and matters of design, place-
making and the use of events.

Headline results include the importance of building 
and proactively managing a stable project team that is 
committed to achieving shared goals over the longer 
term. Having a coherent and consistent regeneration 
vision, developed through formal modes of collaborative 
working (such as the extensive masterplanning needed 

for The Lexicon), is key to this. Planning for obsolescence 
– or at least anticipating a context of ongoing flux – is also 
important. For example, incorporating some flexibility 
around unit size, type and usage, enabling schemes to 
be tweaked in response to the changing needs of town 
centre users. 

Making effective use of quantitative performance 
measures, including indicators of commercial 
performance, is flagged as vital to tracking a town 
centre’s health. Just as important is having sight of more 
subjective measures of success, such as residents’ sense 
of pride in their regenerated town centre. We highlight 
a number of more practical points in the report too – 
for example, how to anticipate common management 
and maintenance issues, and the benefits of the local 
authority keeping strategic town centre land assets in 
order to retain influence over projects. 

The report is a snapshot, but one that we think offers 
several important lessons for those looking to deliver 
major town centre regeneration, particularly in these 
challenging and uncertain times. 

Victor Nicholls and Emma Street
Report authors and lead researchers
Henley Business School, University of Reading (UK)
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INTRODUCTION

In June 2019, we published a report, The Lexicon: Making it 
Happen. This told the story of how The Lexicon, Bracknell 
(a major retail-led regeneration scheme which opened in 
2017), came into being. 

Since then, the world has changed more rapidly and 
profoundly than we could have imagined. Practices that 
guided regeneration activity for decades have been 
shaken, perhaps irreversibly so.

It was always our intention to tell the next part of The 
Lexicon’s story. The COVID-19 pandemic convinced 
us that it was even more important to ‘check in’ with 
those involved in designing, planning, building, financing, 
marketing – and now running – the regenerated town 
centre, not least because Bracknell’s regeneration is 
ongoing. For instance, there are plans to develop a food, 
beverage and leisure-focused quarter called ‘The Deck’ 
on the site of the former Bentalls department store. How 
can The Lexicon’s performance since 2017 inform this 
phase of the regeneration and future plans?

In February and March 2021, we carried out 15 
stakeholder interviews. We asked participants:

•  how they felt The Lexicon had performed since  
    its launch in September 2017 

•  what things had gone well? And which things  
    less so?   

•  how perceived successes and failures had been  
    impacted by the COVID-19 pandemic

Measuring success in regeneration is challenging. The 
complex nature of regeneration activity is one reason 
for this and schemes often have several objectives. 
Evaluating the extent to which these have been met can 
involve analysing multiple data sets, some of which may 
be difficult to access. 

Even before regeneration outcomes can be assessed, 
the meaning of ‘success’ needs to be defined. This is 
not a simple exercise. This report is the culmination of a 
range of personal, subjective opinions about the success 
(or otherwise) of The Lexicon, albeit those expressed by 

regeneration professionals as part of a formally planned 
and executed piece of research. 

This report is not intended to offer a definitive 
assessment of The Lexicon’s success. Understanding 
what makes a town centre work is an ongoing project 
that involves a wide cross-section of users. We have 
plans for future research that will seek the views of 
Bracknell’s residents, visitors and local businesses – the 
lifeblood of The Lexicon. We are also seeking to explore 
the quantitative data sets commonly used in town centre 
management (some of which are referenced in this 
report) to understand what these have to say about The 
Lexicon’s performance, as well as comparing these with 
the qualitative perceptions of success.

It is important to state that the regeneration of 
Bracknell’s town centre was comprehensive in scale and 
scope, reflecting the perceived severity of the challenges. 
The Bracknell Town Centre Masterplan (Bracknell Forest 
Council, 2002) set out eleven objectives that – if delivered 
– should enable successful regeneration to occur:

1.   Change perceptions and raise aspirations for 
the future town centre, putting behind the failure of 
previous proposals.

2.   Encourage the key stakeholders to work together 
and in partnership with the council.

3.   Recognise that transforming the town centre 
and creating a dramatic, commercially successful 
destination does not depend solely on the size of a 
scheme.

4.   Introduce new uses, promoting exceptional design 
and focus on place-making, making a visit to the centre 
memorable and one visitors will repeat.

5.   A comprehensive development must be delivered 
in financially viable packages, which together fulfil the 
objective of creating a mixed-use town centre.

6.   The new elements of the town centre must 
integrate successfully with the retained.

7.   Develop new activities and uses within the town 
centre to broaden the appeal of the centre and increase 
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its vitality and vibrancy, without focusing exclusively on 
new retail development.

8.   Maintain the impetus associated with Bracknell 
Council’s Town Centre Strategy and masterplanning 
initiative in collaboration with the key landowners.

9.   Ensure that the objectives and principles of the 
masterplan are followed through to implementation 
through use of design briefs and other planning 
mechanisms.

10.   Create a town centre that is a flagship in terms of 
energy efficiency and accessibility.

11.   Encourage more sustainable travel patterns. 

Extract from Bracknell Town Centre Masterplan 2002 
(Bracknell Forest Council)

Our 2019 report touched upon many of these objectives. 
For instance, Objective 2 in the Masterplan relates 
closely to one of the 10 factors (‘Relationships, 
partnerships and people’) that we identified in our 2019 
report as being particularly critical to the planning and 
delivery of The Lexicon. 

Several of the objectives in the 2002 Masterplan  
also featured in the conversations that have shaped  
this report. Other themes deemed important in 
explaining the success (or otherwise) of The Lexicon 
were identified too; these inform the themes in the 
Results section. 

Bracknell Town Centre Masterplan 2002
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RESEARCH DESIGN  
 

We asked respondents the following questions to guide 
our conversations with them. The questions were 
deliberately open-ended in nature to allow for a diversity 
of views: 

Q1: From your perspective, how has The Lexicon  
performed since its opening?

Q2: In what ways have you gauged its performance?

Q3: What do you think has gone well?

Q4: What has not gone so well?

Q5: What are the reasons for these successful/less 
successful aspects? (How) does Covid-19 feature?

Q6: If you were to go back in time, and look to 
regenerate Bracknell again, are there things you think 
could have been done differently?

Q7: What advice would you give to others looking to 
regenerating their town centres?

In total, fifteen interviews were conducted with 
professionals involved in the delivery, management 
and operation of The Lexicon. These were conducted 
by a member of the three-person research team (using 
Microsoft Teams) and lasted 30–45 minutes. Interviews 
were recorded and professionally transcribed. Each 
member of the research team conducted their own round 
of thematic analysis. This was a cumulative exercise: 
first the project research assistant conducted a round 
of analysis, then the resulting coding framework was 
passed onto one of the two project leads who separately 
analysed the transcripts. 

The results are organised into sections reflecting the 
themes that emerged from the analysis described 
above. Into these responses we weave information 
from plans, policy documents and web resources. We 
also acknowledge the knowledge the project team 
has accrued through past professional experience and 
previous rounds of research on The Lexicon; this informs 
our interpretation of the results.



The Lexicon Understanding success

9

Left High Street 
Right The Avenue Car Park green wall



10

The Lexicon Understanding success

RESULTS: 
CULTURAL SELF-CONFIDENCE

The 2002 Masterplan sets out a vision to ‘transform 
Bracknell town centre into a culturally self-confident 
centre that is mature, vibrant and truly mixed use, 
hosting a wide range of shopping and leisure activities’ 
(Bracknell Forest Council, 2002: Section 3.1). Delivering 
on this vision would, it was hoped, create a ‘destination 
of choice for the people of Bracknell for shopping and 
leisure, [that] will be a “heart” for the local community’ 
(Bracknell Forest Council, 2002: Section 3.2). 

The early stages of the regeneration were perhaps 
unusual in that the majority of stakeholders involved 
were agreed that the town centre should be largely 
demolished and replaced with something new. This view 
was reflected through engagement with residents and 
potential occupiers – for instance, as part of the 2002 
masterplanning exercise (Bracknell Forest Council, 
2002). As a former New Town centre, only five buildings 
are statutorily listed as being of special architectural 
or historic interest. Combined with the negative 

perceptions of the New Town’s architectural style, this 
meant that there was no significant heritage dimension 
informing the 2002 Masterplan. Instead, the Masterplan 
vision focused on the importance of ‘outstanding 
buildings, covered and open streets, dramatic and well-
used public spaces’ (Bracknell Forest Council, 2002). In 
addition to the aesthetic aspects of the town centre, the 
New Town also left a legacy of buildings in need of repair 
and unsuited to modern use. Taken together, these 
factors provided a ‘blank slate’ for the design team to 
devise a ‘town centre fit for the 21st century’, a strategic 
objective of the council since the early 2000s.

Whereas the rest of the borough enjoyed a strong 
reputation in terms of attractiveness and business 
buoyancy, the town centre suffered from a negative 
perception, partly caused by its New Town heritage 
(see Nicholls & Street, 2019). Several respondents told 
us there had been a collective sense of ‘embarrassment 
about Bracknell’. Some felt this had led people to feel 

Bracknell Forest Giants, public art and engagement installation, 2021
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‘disengaged’  from the ‘run down’ town centre. These 
perceptions were a driver for the regeneration: 

‘We set out to make it a civic pride piece, so that it 
would raise the perception of Bracknell, both outside of 
Bracknell Forest but also with residents. And I think that it’s 
definitely done that.’ 

Overall, our respondents referred to several themes 
that may indicate a broader positive shift in how 
Bracknell is perceived by a range of stakeholders. 
Several interviewees felt that the local community was 
much more engaged with the town centre following the 
regeneration. As one respondent said: ‘everybody within 
10 miles has visited’. Other statements included: ‘95% of 
feedback has been positive’, ‘People had a smile on their 
face’ and ‘People are proud of their town’. Some saw this 
partly because of the design and planning process in that 
they involved ‘planning for the people, with the people’. 
For another, the scheme design delivered a transformed 
Bracknell town centre ‘for residents’.

People’s observed behaviour in The Lexicon’s public 
spaces was presented as another indicator of the 
regeneration’s success. Participants referred to a feeling 
of ‘buzz’ and ‘vibrancy’ in marked contrast with the pre-

regenerated Bracknell. All interviewees perceived a new 
sense of vibrancy in the town centre during the day. As 
a result of the regeneration, the town centre now offers 
a broader range of activities, including people having 
coffee and enjoying the restaurants, as well as browsing 
and attending events. One respondent considered this 
‘less transactional activity’ as a real improvement for the 
town centre. As they put it: 

‘It’s a great place to be – and by the way – you can buy things.’ 

One respondent drew parallels with the retail offer at 
Heathrow Terminal 5, where the primary purpose of the 
visit is not retailing per se, but rather to be occupied and 
entertained while you wait for your flight. 

One of the issues used by the council and other 
partners to justify the Masterplan proposals was 
the loss of 80% of comparison goods expenditure to 
surrounding centres, identified in a retail capacity study 
commissioned by the council in 2000 (Nicholls & Street, 
2019). The ability to retain trade locally was therefore 
seen as an important measure of success. As one 
interviewee put it:

‘[T]he whole purpose of the regeneration was to get 
people back into the area for shopping and for town centre 
uses, to stop them driving out into other towns and to 
bring them back into the town, and in that sense, I think 
we’d judge it as a success.’

Some participants considered the fact that the scheme 
was wholly new had made a significant difference to the 
way in which the town centre was perceived. Others 
would have preferred a completely new name, separate 
from ‘Bracknell’, to really underline the transformation 
of the town centre. 

Some respondents referred to Bracknell’s strong 
location (in terms of the motorway network and the 
rest of the Thames Valley) and the proximity of local 
populations with large disposable incomes within the 
centre’s catchments as reasons behind its success: 

‘[W]e set out to increase catchment and get people to 
come to Bracknell Town Centre, which we’ve done…  
[O]nce you’ve got people coming from further afield, so 
they’re going there instead of Reading or going there 
instead of Windsor, it pushes us up the rankings in terms  
of interest.’

Green wall, Marks and Spencer, The Avenue
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RESULTS: 
COMMERCIAL PERFORMANCE

Establishing whether The Lexicon has been a 
commercial success, both for the businesses operating 
within it and for the regeneration scheme’s investors, 
can be attempted in a number of ways. 

Occupancy

We looked at the occupancy rates, which were high 
on opening day. New tenants are still being attracted, 
even in the face of the COVID-19 pandemic. At the 
time of the interviews, unit vacancies were viewed as 
‘low’. Nevertheless, there were attractive commercial 
opportunities on offer to retailers looking to move 
to The Lexicon to stimulate interest. Tenants 
were largely perceived as being happy with the 
development.

The mix of occupiers was generally felt to be strong, 
with a ‘great range of shops’ from the high-end Fenwick 
department store to shops with a lower price point, 
such as Primark and TK Maxx. This was complemented 
by the new evening economy, and the total food and 
beverage offer encompassed a similarly broad range 
(from the Fuego bar and restaurant inside Fenwick, to 
Greggs the bakers). 

Retailer and sales data

Regular and frequent engagement with retailers 
was an important source of intelligence about the 
scheme’s performance. Much of this was informal, 

using telephone, email and in-person communication, 
augmented by structured, regular data-gathering on a 
weekly, monthly and annual basis. Information included 
an annual survey of retailers, together with more 
frequent and regular turnover declarations. 

Retail sales information was gathered using proprietary 
software tools, automating data collection from 
individual retailers. A weekly report was prepared for 
The Lexicon’s Town Centre Manager, and this informed 
a regular report to the landlord, as well as reports to 
managing agents and the leasing teams. Retail sales 
data, including weekly information from tenants, were 
perceived to tell a positive story for the town centre. 

Overall, the view was that the town centre presented 
a positive image to potential new occupiers. One 
respondent involved in commercial leasing explained 
that whenever a visitor was shown round the town 
centre ‘they were never disappointed’. This was 
emphasised as being in marked contrast to other town 
and city centres. 

The overall asset value of the scheme was seen to be 
an important measure of its performance, particularly 
since the town centre’s falling asset value had been one 
driver for the regeneration scheme. 

Performance measures

Commercial and technical performance (and project 
delivery) were ascertained through a number 
of performance measures, both qualitative and 
quantitative. For instance, footfall data showed that 
visitor numbers increased from 4–5m in 2012 to 15–16m 
in 2018, one year after The Lexicon’s opening (source: 
Bracknell Regeneration Partnership commercial data). 
The measurement of footfall had changed since the 
scheme opened in 2017. Originally, an Australian 
system (Skyfii) had been installed, collecting data from 
Bluetooth/mobile phone connectivity. Subsequently, 
this has been replaced by ShopperTrak, considered to be 
more reliable, based on a more conventional assessment 
of pedestrian count. ShopperTrak uses a series of 
cameras at key access points around the town centre. 
This information was of particular importance to the 
leasing team, as well as to stakeholders more generally, 
to help determine areas of the town centre needing 
attention in terms of boosting popularity. Respondents The Avenue
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explained that the system provided a very good picture 
of geographical hotspots and visitor numbers. Footfall 
measurement was however complicated by the open, 
porous nature of The Lexicon (which distinguishes 
it from conventional shopping malls): ‘the metrics of 
footfall aren’t easy when you’ve got a town centre with so 
many entry and exit points.’

Car parking data, in terms of both usage and financial 
income, was an important measure for The Lexicon 
team, as well as the council. Another, more quantitative 
assessment related to the online ‘net promoter score’1; 
this was a useful guide to perceptions of the town centre 
from a commercial perspective. While performance 
measurement was generally felt to be comprehensive, 
some felt more quantitative indicators could be useful. 
For example, a broader use of market research data 
shared across all the key partners in the town centre 
could have potential to improve knowledge of the 
commercial performance of the scheme. 

Measures of commercial performance also included 
business rate receipts and rent. In addition, there were 
measurements against a range of income criteria set by 
the investor/asset manager, especially yield and growth 
in capital value estimates. There was clear importance 
placed on the performance of occupiers:

‘[T]he most… important factor… because it shows 
resilience and it shows where the town is going to go, 
irrespective of what people pay, is how do those retailers 
perform in what you’ve built?’

Commercialisation income

Commercialisation income (i.e., from on-street 
advertising/promotion) was also a useful measure. 
Respondents felt that the scheme had achieved a 
substantial economic impact in terms of jobs created, 
expenditure retained, and indirect benefits related to 
suppliers and other secondary elements of the local 
economy. For instance, before demolition, the town 
centre employed around 700 people (in retail and 
hospitality). The Lexicon created around 2,800 new jobs 
(with the total employment in the town centre at 3,500 
jobs). Wider economic benefits of the regeneration 
include those that had accrued to suppliers, 

1 ‘Net promoter score’ is a widely used market research metric that typically takes the form of a single survey question asking respondents to rate 
the likelihood that they would recommend a company, product or service to a friend or colleague. 

subcontractors and maintenance contractors, as well as 
to other businesses peripheral to The Lexicon (although 
it was noted that these are difficult to quantify). In 
addition, more subjective ‘prestige’ measures included 
the national retail ranking league tables, and industry 
awards for The Lexicon from bodies such as Revo, the 
Royal Town Planning Institute, and the Thames Valley 
Property Forum. 

Potential issues

Looking forward, one participant raised the issue of 
The Lexicon being occupied through five-year leases. 
What would happen when all the occupiers reached 
the end of their term at the same time? There was also 
the challenge of being a smaller town centre, from the 
perspective of the leasing team; Bracknell was fighting 
against a retailer preference for large cities, although this 
may yet change because of the COVID-19 pandemic. 

Unsurprisingly, several respondents referred to the 
impact of the pandemic on the commercial performance 
of the scheme, as well as the longer-term trend towards 
online retailing (accelerated by the pandemic); ‘…clearly 
tenants are going through difficult times now’.

These two issues were discussed in the same terms, 
related to changes in shopping habits. Lockdowns, 
as a result of the COVID-19 pandemic, had a negative 
impact on The Lexicon as a newly developed scheme. 
One respondent stated that any new, major, mixed-use 
development would expect to ‘bed in’ over a three-year 
period, but that this had possibly gone backwards as a 
result of COVID-19; the scheme had been damaged as a 
consequence. 

The final issue raised in terms of commercial 
performance centred on the risk of ‘oversimplification’ 
of the character and dynamics involved in complex town 
centre development, delivery and operation. Some 
responses related to a concern that decision-makers, 
as well as residents, underestimated the difficulties 
associated with investing in, delivering and operating 
a richly diverse town centre with the range of uses 
presented by The Lexicon. 
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Diversifying the town centre’s mix of uses, particularly 
through the provision of leisure, entertainment 
and food and beverage outlets, has enhanced the 
commercial strength of investors’ assets and has been 
transformational in terms of visitor experience. For 
example, the food and beverage performance was much 
higher than anticipated. Prior to the opening of The 
Lexicon, Bracknell town centre had few attractions in 
terms of evening entertainment, which comprised pubs 
and fast-food takeaways. The nearby Peel Centre retail 
park offered limited casual dining together with bowling 
and a multi-screen cinema. Community engagement 
during the Masterplan process, together with political 
and commercial ambitions, underpinned the idea of 
providing a broader town centre offer, extending into 
the evening: 

‘[O]ne thing Bracknell lacked before was any kind of 
nightlife or reason to come into the town in the evenings, 
and [before COVID-19] it was full of families, people 
going to eat, people going for a film, people going for a 
drink, people walking around, in that sense it has to be a 
success, people feel comfortable, they can visit it, they can 
participate in a local community.’

Objectively, The Lexicon has provided an evening 
economy that was previously missing from the town 
centre. Eagle Lane (see Figure 1: Map) is a new street of 
restaurants providing casual dining, and respondents 
perceived this to have been a success. These outlets had 
performed well above expectations (demonstrated by 
the queues on Thursday, Friday and Saturday evenings). 
Combined with the new Cineworld multi-screen cinema, 
the town centre is now seen to provide life and vibrancy 
into the evening. 

While there are many positives highlighted by 
respondents, some considered there to be areas of the 
new scheme that had not performed as well as expected. 
In terms of the evening economy, some respondents 
thought more variety and scale was needed, with 
the current provision falling short of ‘critical mass’. A 
commonly held view was that the rest of the town centre 
still needs to be regenerated. For instance, respondents 
highlighted the substantial investment planned in leisure 
and food and drink for The Deck, on the site of the 
former Bentalls department store (now demolished, see 
Figure 1: Map):

‘[T]hat’s important because it links in the old parts of the 
town centre, Princess Square, that would give a direct 
route in to The Lexicon. I think it’s a shame that that’s 
[been] delayed and doesn’t have the same focal point.’

As well as providing a stronger connection between 
older parts of the town centre (such as the Princess 
Square Mall) and the newly regenerated areas, it was 
felt that The Deck would also provide activities suitable 
for later in the evening (‘after 9 o’clock’). This would 
deliver on the 2002 Masterplan aim of a creating an ‘18-
hour economy’ and tackle some of the criticisms about 
the lack of options for things to do after dining out in 
Eagle Lane: 

‘[W]hat we want to be able to do is like a figure of eight, 
so that […] you could start at one point and finish at the 
same point and have seen everything. So, there’s that 
connection piece that’s still got to be done.’

Others referred to remaining parts of the town centre, 
including the planned residential-led Phase 3 of the 
town centre’s regeneration, and elements that were 
still perceived to need more attention, such as the 
entrance to the town centre from the rail station (the 
refurbishment of the bus station having been singled out 
as a particularly successful contribution).

RESULTS: 
DIVERSE MIX OF USES

Temporary artisan food market, High Street
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Figure 1: Map  
Map of uses in the Lexicon, Bracknell, March 2022, highlighting Eagle Lane and The Deck. 
With permission/copyright of Bracknell Regeneration Partnership
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RESULTS: 
SCHEME DESIGN, PLACE-MAKING AND EVENTS

Respondents universally felt that the town centre had 
been completely transformed: ‘it doesn’t look like the New 
Town anymore – it’s now “Bracknell”’, ‘the change has been 
stratospheric – amazing.’ 

Another element of transformation was the conversion 
of office buildings to residential, which was seen as 
contributing to the vibrancy of the town centre. Some of 
this was planned development but much was delivered as a 
result of revisions to the Permitted Development Rights (in 
2016, and further extended in 2020) that enable a change 
of use, for instance from retail to residential use.2

Specific design features mentioned in the interviews 
included the Fenwick department store, seen as a design 
flagship and providing a new ‘landmark’ building for 
Bracknell. The new food and beverage street, Eagle Lane, 
was also highlighted as an area of successful design – for 
example, through the creation of an open street with 
partial weather protection. More generally, this type of 
street design was seen as helping with the recovery from 
the challenges of the COVID-19 pandemic. It provided 
a pleasant environment with good levels of natural light 
and natural ventilation, the latter of which had become 
unexpectedly critical in terms of offering more COVID-
safe outdoor dining. 

The width of the walkways was also seen to contribute 
to the success of the project; The Lexicon was designed 
without the external doors and physical enclosure typical 
of traditional covered shopping malls. It is an open 
scheme. Respondents felt that spaces of The Lexicon 
had fostered an ‘element of joy’ through its open-street 
design, although it was noted that the open streets 
made it more difficult to measure footfall and could 
act as a deterrent on days of inclement weather. Some 
respondents suggested that more weather protection 
should be considered, and that this protection would 
also enable a broader range of events to be offered. It is 
notable that this issue was flagged as being important 
at the time of the original Masterplan (Bracknell Forest 
Council, 2002: Section 4.6.1), and that this has been taken 
on board in the designs for The Deck. 

Respondents were generally enthusiastic about the 
impact of the public art and lighting design, and the 
contribution these made to the public realm and sense 

2 Further residential development is planned as part of the £124-million Phase 3 of the town centre’s regeneration, being led by Bracknell Forest 
Council and Countryside.

of place. Issues were raised, about the cost of repairing 
or replacing some of the new public art. For instance, 
the impact of the environment on the granite paving had 
been notable, and the materials were challenging to keep 
clean. They were also expensive and difficult to replace, 
with long lead times (for example, Chinese granite). 
The use of pre-cast brick for some of the buildings had 
caused some problems, particularly during construction. 
Jointing issues emerged and there were discussions 
about potential ‘short term-ism’ to meet the scheme 
opening deadline. On the other hand, high standards of 
maintenance were highlighted during the interviews, 
and subsequently, the high quality public open spaces 
were kept clean. Others noted that some of the public art 
originally fabricated or planned had not been used due to 
cost or other technical hurdles:

‘[N]obody thought where are we going to hang [elements of 
the public art] and how, and the infrastructure. That’s sad 
because we’ve not been able to use them.’

In fact, elements of the original New Town art had been 
relocated, and some queried whether there could have 
been more extensive re-use. New Town art and heritage 
were raised in relation to the scheme’s design: 

‘[S]ome of the bits of public art were scaled down by the 
developers and I think that’s a shame because the areas of 
art that we have, I think people appreciate them, they’re 
quite low key. […] it’s been a little bit of a battle to get some 
of the art, like restoring some of the old Bracknell public art 
that was there… I think it’s a shame that more of the new 
town art couldn’t have been used […] within the centre, I 
think that would have given a good link back [to the past].’

Others pointed to more specific elements of the design 
that they considered could have been approached 
differently in hindsight, for instance:

‘I think the roof on Braccan Walk South should have been 
the same as Braccan Walk North.’

However, the variety of buildings and quality and mix of 
materials was valued overall and was seen as important 
in promoting legibility and a sense of self orientation 
for visitors. However, it was felt that there could be 
better signposting about the regeneration to guide 
visitors from outside of the main area, for instance on 
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approach from the rail station. That said, the substantial 
programme of landscaping and remodelling areas of 
highway to the east and west of The Lexicon were 
recognised as being successful in creating an attractive 
place, as was the tree planting along The Avenue as 
part of the scheme’s programme of ‘greening works’. 
Together, these elements were seen as encouraging 
people to want to make a repeat visit to Bracknell. For 
instance, one response focused on the design of The 
Lexicon having produced:

‘those little moments of joy that can brighten 
someone’s day.’

The scheme design was intentionally comprehensive 
in nature, recognising the scale of change needed to 
deliver on the multiple, complex regeneration challenges 
identified through previous masterplanning and 
engagement exercises (see Nicholls & Street, 2019). This 
meant that, after construction was completed, little of 
the existing town centre was retained. Nonetheless, 

elements of the ‘old’ town were referenced in the new 
scheme’s design: 

‘I think the fact that it’s not a covered shopping mall with one 
design concept works well […] because it’s still set up with 
the old traditional street layout of Bracknell, as it was.’

Incorporating a range of public spaces suitable for 
events was seen as a major strength of The Lexicon’s 
design. Since opening, a series of music ‘Proms’ and 
other community events have been hosted in the town 
centre, largely focused around the dedicated events 
space, Bond Square, at the western end of the principal 
shopping street, The Avenue (see Figure 1: Map). 
Other events have included a cultural fair, school and 
community music, large-screen viewings – for example, 
Prince Harry and Meghan Markle’s wedding, and 
Wimbledon. One participant suggested such activities 
created a ‘family feel’ as people felt welcome to visit 
and linger in the town centre without necessarily 
purchasing anything. 

Braccan Walk North
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Above New wood façade at the rear of Princess Square 
Below Steps at the western end of The Avenue, overlooking Bond Square performance space
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Another participant said, similarly: 

‘I think having areas that indicate that people can come 
there just to visit and meet people, not just to go and shop, 
I think that’s a good flag as well, so that it shows that it’s a 
town centre, not a shopping centre.’

Respondents did, however, raise issues around the 
programming and curation of events in The Lexicon, 
together with design problems associated with some 
of the public spaces. The principal issue related to the 
availability of budgets to fund and manage events. 
There was recognition that the local authority had 
insufficient resources to plan and implement a town 
centre culture and events programme. Connections 
with the community should be explored together with 
the potential for participatory arts, strengthening the 
connections between residents/businesses and the 
town centre that would go beyond simply retail. 

In terms of the design of public spaces, Bond Square, 
the principal events space, was windy (as was the main 
shopping street, the Avenue) and its position just 
outside the centre of town had an impact on its use:

‘So, there is […] a large space that we have but it’s a little bit 
windy and it’s a little bit […] out of the centre. So, the key 
public space hasn’t been used to full potential… So, I think 
that’s a piece of work that we’re going to work on during 
our recovery period from Covid.’

Another respondent felt that the public ‘heart’ of 
the town centre had been scaled down, replacing the 
original, large New Town square with a series of smaller 
spaces, whereas a large single space would have been 
useful for keynote events (such as the Christmas light 
switch-on). Others noted that greater provision for 
electricity and data connectivity/Wi-Fi in public spaces 
could have been designed in. The equipment that had 
been provided was sometimes difficult to access. For 
example, the power supplies set into the ground in the 
Bond Square event space occasionally filled with water. 

The car park (an open, light, airy space that is easy to 
access and provides direct links into the shops) and the 
flexibility of the scheme (providing potential for easy 
remodelling in the future) were singled out for praise 
by respondents. Transport and access design, planning 
and management were perceived to have worked 

successfully more generally, with the changes to the 
highway network resulting in free-flowing travel: 

‘[O]ne of the big concerns would be how the highways 
would cope with the sudden influx of shoppers and visitors. 
The council was involved in taking on a lot of the highway 
works in advance and getting everything in [...], so highway 
improvements were made probably a few years before it 
opened, the car park was set up and it’s being managed 
now. So, in highway terms it isn’t a congested town centre.’

The use of technology, such as the Variable Messaging 
System installed as part of the transport and 
accessibility work, had added to the ease of use of the 
town centre. Monitoring data was also gathered as part 
of the council’s duties as the local highway authority 
(as well as its commercial interests, from the income 
from the car park). This information examines highway 
capacity, congestion, accessibility, traffic flows, and 
queuing, especially at busy times. Visitors by bus were 
measured, too.

Responses on this theme also referred to the robustness 
of the existing highway network, built on the legacy of 
the original New Town, providing better capacity and 
greater flexibility than non-New Towns. Regeneration 
has a ‘better chance’ in former New Towns according to 
one respondent. 

Access to The Lexicon by cycle and public transport 
was also seen as having been improved, with better 
links and dedicated cycleways, augmented by the major 
refurbishment of the bus station: 

‘We wanted to make it as accessible as possible, both by car 
and public transport. So, it’s got good links, particularly for 
the car, I would say, but it’s got a bus station at one end and 
a rail station at one end.’

‘It’s a pleasant place, it’s not inconvenient for people, you 
can walk there, you can cycle there, the bus station has 
been improved so you can get there by public transport’.

The overall sense was of a well-conceived scheme that 
had managed to stay true to the principles contained in 
the 2002 Masterplan. Given the commercially volatile 
periods that the project’s inception, delivery and then 
opening and operation has spanned, this is no mean feat. 
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The renewed sense of ‘civic pride’ and of transformational 
change referred to in our interviews was reflected in what 
was largely positive media coverage of the scheme at local, 
regional and national levels.

Another proxy for the perceived success of the scheme 
was online feedback, including comments made on 
social media, as well as in other council and commercial 
consultations. While the research underpinning this report 
did not involve a formal social media analysis, one measure 
of the scheme’s perceived success referred to in interviews 
was whether there was a need for intervention by the 
local authority or The Lexicon communications teams as a 
result of comments made online and in print media. A view 
expressed by a number of respondents was that online 
comments were frequently self-moderating and it was rare 
for intervention to be required.

The lack of planning objections to the scheme was also seen 
as an indicator of the scheme’s broad support: ‘we were 
very lucky with this scheme on the applications, we didn’t have 
many objections from the public, the public were onboard 
and engaged.’ The proactive, planned management of 
communications and the media were considered important 
elements of the success, particularly when it came to 
managing residents’ concerns about the regeneration: 

‘There was a lot of publicity before [development commenced], 
I think [the residents] got a little weary of it because we had this 
[planned] for years and they thought it wouldn’t happen, but 
you have to engage the community and see what they want […] 
because I think sometimes people look at regenerations and 
retail schemes and they assume everybody wants it, and a lot of 
the public they say, “Well, we’ve got a town centre […], why do 
you need to spend the time and money?” So, you have to really 
sell the scheme and engage what people want and draw that 
into the design… And then at the end you’ve got a scheme that 
everybody’s very proud of because they’ve seen that they’ve 
been part of it from the beginning.’

In terms of the management of communications, 
respondents highlighted that the division of responsibility 
between different agencies managing the national/local 
levels contributed towards largely positive messaging of the 
scheme. Some interviewees did identify negative reactions 
to the regeneration. For example, one respondent described 
how delays in the project (following the global financial 
crisis) had damaged the reputation of the town centre and 
stigmatised the delivered scheme for some. 

While media coverage was felt to have been largely 
positive, one interviewee raised the potential potency of 
negative press coverage, particularly on perceptions of the 
regenerated town centre. One example was the national 
media coverage of a report on the recovery of major urban 
areas, published in January 2021 by KPMG consultants. 
The KPMG report had raised concerns about Bracknell’s 
resilience post-COVID-19. The substance of the report was 
contested but, nevertheless, the coverage it received made 
it more difficult to negotiate leasing deals for a time: ‘press 
articles make a huge impact on any negotiation you have.’

Some participants felt that communications could have 
been clearer in explaining, particularly to residents, the 
nature of decisions and the complex processes involved 
in regeneration. The importance of conveying the length 
of time, and complexity involved in the delivery of town 
centre schemes was mentioned. Where information was 
not regularly provided for residents, this could lead to 
rumours filling the vacuum: 

‘I think one of the biggest things I would say if 
someone’s taking on a project like this in the future is 
don’t underestimate the constant need and desire for 
information… the residents of Bracknell were very invested 
in their town centre… I think it was about having more regular 
updates for the media and for residents.’

Another respondent highlighted the difficulty in convincing 
residents that the scheme was really going to happen, with 
scepticism undermining buy-in to the scheme:

‘[W]e first announced that the town centre was going to be 
regenerated in 2007. It actually opened in 2017, that’s a 
long old time. And I think it was hard, therefore, all the way 
through to make people believe it was happening. And the 
scheme changed a lot, not through anybody’s fault. It was just 
economic climate more than anything else.’

When it came to the opening of The Lexicon, the decision 
to involve local communities in the launch event was 
praised as a way to help generate a sense of ownership:

‘[I]t wasn’t opened by outsiders, we didn’t get a celebrity 
or anything, it was opened by school children and it was a 
completely community feel, so the day of opening it was the 
community coming in and it set it off on such a high point 
that immediately visitor rates were high and retail selling 
rates were high. And I think all that process, I think helps the 
success of the scheme instead of a corporate identikit town 

RESULTS: 
COMMUNICATION, MEDIA AND MARKETING
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centre scheme that’s been brought in, and people don’t know 
if they ever wanted it.’

The ‘big bang’ style of the launch was also considered to be 
effective, as this interviewee explained: 

‘[P]eople suddenly saw what we were doing and it was there, 
and it was a good centre from the beginning. And I think that 
was a really good move because part of it could have opened 
earlier, probably a year or so earlier while the rest was under 
construction and it physically could have worked, but I don’t 
think it would have had the same impact, and I think by waiting 
and opening the whole thing, you got the whole impact.’

However, others felt like more could have been done to 
promote and communicate elements of the scheme locally. 
For instance, one respondent singled out the loss of the 
original New Town bandstand, an element of the regeneration 
that attracted some negative feeling locally and in the press. 
Reflecting on this, they suggested that explaining that a new 
events space was being provided instead may have helped to 
minimise some negative comments. 

Regarding the scheme post-delivery, a lack of charity and 
smaller independent shops was raised, suggesting that 
some residents – particularly older people – felt that the 
scheme was not targeted at them: 

‘There [are] no little shops, no independent shops anymore 
really. We have one or two like Cheneys that’s been there for… 
over a hundred-and-odd years, a little paper shop, but not 
very many others have actually come in.’

Relatedly, one of our interviewees suggested that 
messaging around the town centre could have done more 
to promote the variety and mix of retail, including the 
inclusion of ‘lower end’ options, which some perceived 
to have been lost in favour of the promotion of high-end 
shopping, food and beverage. 

This point relates to some tensions around the original 
plans to attract visits from ‘wealthy’ areas such as Ascot, 
Sunningdale, Windsor and West Surrey, which some felt 
had not been successful. This was explained, partly, by 
the difficulty in attracting higher end retailers, despite 
the evident quality (architectural and retail/food and 
beverage) of the Fenwick department store and the rest 
of the scheme in general. Some respondents focused 
on the need to find more iconic attractions and that the 
Fenwick store would have benefited from a wider range of 
complementary occupiers elsewhere in the town centre. 
This would have helped to penetrate further into the 
wider catchment. 

The Lexicon Proms. July 2018. Photograph courtesy of The Bracknell News
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As we discussed in the 2019 report, the cultures of 
working that underpinned the planning and delivery of 
The Lexicon were instrumental in bringing it to fruition. 
It was not a surprise to us that the importance of 
collaborative working continued to be seen as key to the 
success of the scheme, post-launch. 

Project members clearly took pride in the scheme, 
were committed to its success, and had invested 
significantly in the design and delivery of The Lexicon. 
This was demonstrated at corporate level by the 
borough council and the landowners/investors who 
saw eye to eye. This engendered a high-level culture 
of partnership-working and a sense that it was worth 
waiting to get things right: 

‘I think there’s success stories because the partnership 
between the council and the Bracknell regeneration 
partnership worked really well. I think the council, from 
high level and from member levels, were completely 
committed to getting the scheme through and to getting 
a high-quality scheme and that they were prepared to 
wait to get that.’ 

One respondent considered that if the shared 
commitment and effective partnership-working had 
been lost, a different outcome would have resulted. 
The Bracknell project ‘raised the bar’ and could be 
distinguished from other schemes where this kind of 
‘care’ was missing. Centred on an agreed vision and 
outcomes, there was a clear role for local authorities to 
provide reassurance to investors, ideally indicating that 
there is no risk to their plans from the local electoral cycle. 
Political stability is important in relation to substantial 
regeneration investment. 

There needs to be recognition by all partners that 
difficult and uncomfortable decisions will be faced in long, 
complex regeneration proposals. Building relationships, 
fostering early support and making sure that key 
individuals are aligned, were all seen as important building 
blocks that help build resilience in the partnership and 
allow it to weather the difficult situations. More nuanced 
views related to the strength of the council’s in-house 
transport and engineering expertise, and to where local 
understanding and knowledge had not been recognised 
by developers until later in the design and regeneration 
process. Closer partnership-working might have reduced 
costs, for example: 

‘I think we could have worked more closely, in terms 
of highway and engineering and transport, we could 
have worked more closely together as a local authority, 
developer, designer, contractor team. I think we had an 
opportunity early on. I can remember conversations 
about [putting] our engineering teams together and then 
get to the end result more efficiently and resolve issues 
along the way and lose the boundaries between our… 
individual responsibilities.’

However, this led to strong partnership working 
subsequently. High level political and executive/
senior support was seen as critical to the successful 
partnership approach. In the local authority, a cross-
departmental officer team was seen as essential to 
delivery of regeneration. There was a perception that 
this was often underestimated in other, less successful 
projects elsewhere. 

The Bracknell example was also seen as a useful 
example of best practice by including the leader of the 
opposition’s political group on the council’s Regeneration 
Committee. Other commitments were seen as valuable, 
such as the £1 million budget allocation by the council 
to help support local retailers. The small number of land 
ownerships was also seen as a significant positive in 
providing the context for partnership-working, although 
it was noted that this is not necessarily something that 
can be readily controlled.

RESULTS: 
PARTNERSHIPS AND WORKING CULTURES

‘Greening’ works, The Ring
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DIVERSITY OF USE 
This part of the report highlights lessons for future 
practice. There was agreement that town centre 
regeneration should provide greater mix of uses to 
help ‘future-proof’ urban centres as far as possible. In 
the light of the experience gained over the past three 
years at The Lexicon, advice included the importance 
of incorporating small units and providing as much 
flexibility as possible through scheme design. To 
help improve future design, one suggestion was that 
performance data (quantitative and qualitative) should 
be provided for architects and other professionals. This 
issue could be addressed by being included in contracts 
or appointment arrangements. The key point is that 
the professionals involved can revisit and learn from 
schemes once they are opened and in operation. 

Residential buildings and offices were seen as important 
elements, but alternative attractions were also 
encouraged in order to develop a stronger local USP. 
For instance, advice for others regenerating their town 

centre focused on the importance of art and leisure uses 
(such as theatre, sports, cinema, bowling alley etc), as 
part of a vibrant town centre operating over 24 hours. 

Relatedly, several participants felt designing spaces 
with the potential to host cultural activities was key 
to stimulating visits to town centres more generally; 
this was offered up as something to invest in for those 
embarking on their own regeneration plans. The idea 
of creating a sense of ‘theatre’ was also suggested, 
including accommodating elements such as street 
entertainers, as was the need to consider unit size and 
type. It was acknowledged that the loss of some stores/
units was likely, given the challenging economic climate. 
Therefore, this needed to be part of regeneration 
planning, and a clear message for those looking to boost 
their town centres was to keep tenants ‘at any cost’. 

When asked what they would do differently, were they 
to embark on the regeneration again, one participant 
suggested that tipping the balance even further away 
from retail and towards other uses may be warranted, 

LEARNING LESSONS 

Green wall – inside The Avenue car park
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though they recognised that this was in an idealised, 
rather than commercially typical, situation: 

‘I think we probably would look to put more community 
focused uses in the town centre. So, we’ve got a library in 
the centre. We might think about moving that library more 
into the centre, so that people link all their trips up. I’m going 
to go and get a library book, I need to go to the library to 
look at the internet because I haven’t got it at home, while 
I’m there, I’ll get a coffee and while I’m there, I’ll go and do 
my food shop… You might go to the doctors, you might do 
everything that, traditionally, you might have done in a town 
centre in the past. So, you would have focused more of that 
in and then increased the number of people working and 
living around it.’

This vision chimes with Bracknell’s 2002 Masterplan 
which envisaged a new community health centre 
together with replacement police station and 
magistrate’s court. These uses were put into later 
phases of development during the review of the 
regeneration plans resulting from the impact of the 
global financial crisis. 

The 2002 Masterplan also sought to ‘cater for the 
needs of local businesses and contribute to the success 
of the local economy’ (Bracknell Forest Council, 2002). 
Specifically, the 2002 Masterplan proposed an additional 
43,500m2 (468,000ft2) of new business space. Business 
units and possible live/workspaces were discussed 
in the Masterplan, as a way to attract large and small 
businesses. A hotel was proposed, together with new 
civic and community facilities. 

This is the part of the 2002 vision that has not stood 
the test of time. In relation to building new office space, 
the reality is that a significant amount of office space in 
the town centre has been converted into residential use 
through permitted development rights. Under the Town 
and Country Planning (General Permitted Development) 
(England) Order 2015, these rights allow certain types of 
work to be implemented outside of the formal planning 
process. Bracknell Forest Council is proposing to 
encourage more residential development as part of its 
new plans for Phase 3 of the town centre regeneration 
partnership with the housing developer, Countryside. 
This is in line with the Borough Council’s Town Centre 
Strategy (Objective 8 of the Masterplan) (Bracknell Forest 
Council, 2002). It remains to be seen, in a post-COVID-19 
landscape, how far the idea of the live/workspace can be 
developed in later regeneration phases. Community and 
healthcare uses may also become more deliverable as the 
declining commercial viability of retail and policies, such 

as those linked to active travel and zero carbon agendas, 
point towards a more diverse mix of uses as a driver of 
vibrant, sustainable and healthier town centres.

If embarking on regeneration again, some respondents 
would have put more focus on independent or smaller 
retailers:

‘Looking back to doing things differently, perhaps we could 
have pushed more to get some smaller units and things 
that perhaps could have been more flexible on. We’ve got 
a lot of large units, most of them are chains, possibly not 
as much was done to attract in some smaller independent 
units, perhaps that needed more flexible leases [but] it’s not 
something the council could have been involved in.’

PROJECT VISION AND MOMENTUM
The importance of a strong, clear vision was emphasised 
by many respondents. This vision needs to be developed 
and shared by as many of the stakeholders involved 
as possible. This kind of inclusive vision-making 
process should help to develop a plan to match the 
demographic of the town and the surrounding area. 
Such a plan should consider what balance of uses would 
attract and satisfy the needs of the widest range of 
user groups. Regeneration is ‘not just about bricks and 
mortar’; this needs to be addressed in the development 
and subsequent management of large-scale schemes. 
It is important to think about how the development 
proposals relate to the social fabric of the area. As 
explored further below, the importance of engaging the 
community throughout the process was stressed by 
many respondents. 

The issue of momentum was raised; the importance 
of keeping regeneration going following the inevitable 
‘breather’ as The Lexicon opened in 2017 was noted. 
Some felt it would have been good to redouble the 
efforts to start on the next (third) phase of regeneration, 
initiating the process of establishing a joint venture for 
this package of work earlier. One respondent pointed 
out the difficulty in resolving post-opening issues due 
to the design teams being disbanded and the members 
moving onto other projects. Technical knowledge and 
understanding were lost quickly, hence the advantage 
to be gained from beginning the next phase of works as 
soon as possible.

Project management and issues associated with the 
practical delivery were the most frequently suggested 
lessons for future regeneration projects identified by 
respondents. For instance, there was the view that some 
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decision-makers did not appreciate some of the technical 
and financial aspects of the scheme that needed to be 
overcome, particularly in relation to highway works. Costs 
were sometimes underestimated, frequently affected 
by the outcome of exploratory highway works, resulting 
in costs that exceeded estimates. Respondents were 
keen to highlight this to anyone about to undertake 
regeneration work of a similar scale and scope.

TEAM COMMITMENT, 
RELATIONSHIPS AND 
COMMUNICATION
A key element of building the team behind the project 
was the importance of fostering a sense of ‘caring’ 
about the project (as mentioned earlier in this report). 
Making connections and promoting strong team 
relationships centred on achieving a common goal were 
highlighted as key considerations for those embarking 
on regeneration. Corporate commitment was deemed 
important, together with enabling teams to engage 
with the respective partner teams. Practical tips that 
emerged included: regular team meetings, fostering 
the right technical and project management skills mix, 
and spending time on promoting communications and 
joint working. Making sure that project knowledge was 
captured and retained was also suggested. 

Decision-makers need to understand some of the 
difficulties and technical details requiring resolution 
in complex regeneration schemes. They also need 
to recognise the amount of time that projects can 
take, especially as they inevitably involve a ‘patchwork 
process’ over the long term. Failing to do so can lead 
to a ‘pressure cooker’ situation. Relatedly, actively 
planning for, and regularly delivering, engagement with 
the community should be part of the regeneration 
planning throughout. This issue was raised frequently 
by respondents who were clear that the community 
affected by the scheme should be informed and, 
ideally, made a part of the process. Consultation was 
important, but so was a deeper input into the creation of 
the plans. The responses also raised transparency and 
honesty regarding timescales and the impacts of the 
regeneration, including negative effects. 

During construction, there was a sense that engagement 
and communication were hugely valuable. Heading off 
potentially difficult issues was a strong justification 
for providing resource and management attention to 
engagement with the community. Another suggestion 

was to not underestimate the constant need and desire for 
information about schemes of this scale which have such a 
broad impact on residents and businesses.

FURTHER LESSONS
Other practical suggestions that emerged from the 
interviews are as follows:

•   Take advantage of time-lapse cameras and drones 
for information gathering and scheme marketing and 
promotion. 

•   Social media needs to be treated in the same way 
as traditional media. Use all the media channels to 
secure ‘buy in’ for the scheme and the subsequent 
operation of the town centre. Live sessions can be 
valuable; influencers all have useful roles to play in the 
communications strategy. 

•   Avoid being ‘on the back foot’; plan positively 
and with sufficient resources for engagement and 
communications. 

Braccan Walk/Union Square
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•   Make effective use of the local authority in-house 
transport team in providing a detailed history and 
understanding of the local context. Major regeneration 
schemes are frequently broader and more complex 
than many straightforward private sector projects on 
private land; local knowledge can help to save time and 
cost for regeneration developers. One area of response 
was about providing reassurance that the local authority 
transport team can add value and is ‘not going to be a 
dead weight’. A committed local authority transport 
team can provide solutions (rather than erecting 
barriers to development); demonstrating a track record 
in practical skills and delivery can help to build a strong 
cross-sector design team.

•   Ensure that the detail of highway works is well 
understood. For instance, while the car parking systems 
were felt to have worked well, there were technical 
issues experienced at the outset of the redevelopment. 
There had been compromises regarding some aspects 
of the designs for highways and it was felt that more 
work could have been done to attract visits by non-car 
modes of travel.

•   Local authorities looking at New Town regeneration 
should recognise their strong position in terms of their 
infrastructure, including highways and transport links. 
For instance, New Towns (such as Bracknell) often 
have extensive pedestrian and cycling paths that offer 
possibilities to expand active travel opportunities as part 
of regeneration planning. 

•   Think about maintenance and long-term operations. 
The importance of taking a long-term view was also 
raised in relation to the public realm, flexibility of design, 

management and operation. The strategic and day-to-
day operation of the town centre should be considered at 
the outset of project planning. 

•   Land ownership arrangements present opportunities 
to control or influence the direction of the regeneration 
process, as well as to shape the vision and management of 
the development. The shared approach fostered through 
the planning and delivery stages of the regeneration was 
still seen as relevant three years after The Lexicon’s 2017 
launch (despite significant changes to project teams). It 
was felt that local authorities should consider retaining 
as much of their land, and for as long as possible in 
terms of project timelines, to retain influence over the 
development process.  

•   Ensure that monitoring and other technology is installed 
during the construction phase. The view of respondents 
was that amenities such as power, data, lighting and water 
could facilitate a wide range of activities and events well 
beyond established high street uses. 

•   Employ a more general ‘scheme review’ to gauge 
design quality and functional success, as well as to 
inform lessons for future schemes. There was an 
opportunity to review the scheme’s design quality and 
commercial success (among other things), but it was 
noted that design teams rarely go back to schemes and 
review them. Given resource and delivery pressures, 
most people involved in projects of this scale complete 
the scheme and then move to the next job. One 
respondent suggested that there would be value in 
‘team reviews’ post-completion:

‘[I]t’s really interesting that you’re doing it, that you’re 
going back and checking, because I think it’s something 
we don’t really do enough of. We do a project, we do 
what we think is right and it goes through all sorts of 
processes that check that it’s the right thing to do, like 
socioeconomic and planning and all the rest, but I don’t 
think there’s a huge amount of going back and actually 
learning from what we’ve done and identifying mistakes 
or identifying where things were done really well and then 
trying to disseminate that down to other projects. I think 
there’s just this culture of doing one project and moving 
on to the next.’

This issue merits further research. It is entirely 
understandable that project budgets do not provide 
for post-delivery review. But it is also difficult to 
gauge whether any given activity (across a range of 
professional disciplines) has been a success without 
revisiting the actual outcomes.

The Avenue
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CONCLUSION

The last two years have produced an extraordinary set 
of challenges for town centres. Looking forward, we can 
anticipate some of these intensifying still further. For 
instance, the task of (re)designing town centres to cope 
with increasing extreme weather events will become 
more urgent. None of us know what ‘success’ will look 
like in 10 years from now but, together with the findings 
of our previous report (Nicholls & Street, 2019), we hope 
that the story of Bracknell’s town centre regeneration 
offers lessons for those looking to regenerate their town 
centres over the coming months and years. This includes 
the British New Towns that face particular issues relating 
to their heritage and history. Our research offers clues 

as to how New Town centres can be adapted to meet the 
needs of contemporary residents, visitors, employees 
and businesses.

While some of the factors behind The Lexicon’s success 
are unique to the Bracknell case, many more are shared 
and solutions are thus, at least partly, transferable. 
Learning lessons from practice about what works and 
what doesn’t is an important exercise, particularly as 
public funding for regeneration remains scarce and 
commercial contexts, such as retail sector performance, 
remain challenging.

Princess Square interior refurbishment
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Hoardings around the former Bentalls department store being demolished
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