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1. Introduction
1.0.1 Maidenhead is a key town in the Royal

but important details. It involves taking care of what

Borough of Windsor and Maidenhead (RBWM). It

is there already and anticipating what is still needed

has been identified as a location to accommodate

to make a place work.

future growth and new development going into the
future as part of a wider spatial strategy for the area

1.0.6 As part of considering the approaches to future

that has been evolved by the Borough and is being

development at key locations across the Borough,

established through the emerging Borough Local

the Council have initiated work to look more closely

Plan known as the Borough Local Plan Submission

at 3 areas which are identified to accommodate the

Version – BLPSV.

majority of future change. These are South West
Maidenhead, Maidenhead Town Centre and Ascot.

1.0.2 The Borough Council recognise the

The intention is to draw together existing evidence

importance of ‘placemaking’ as part of planning for

relating to these areas, consider all the relevant

future growth and development, and that the quality

issues and consultation responses to date and

of the place that people live in and use will have a

help to evolve an overall placemaking response.

powerful impact on quality of life.

Ultimately the Council seek to evolve suitable
overarching frameworks and appropriate strategic

1.0.3 There can be multiple influences and

policies for the areas that can then help to manage

considerations for what may create a quality place.

future development across these important areas.

All the elements of the built environment work
together to create a character that reflects the

1.0.7 The Council commissioned Hyas Associates

identity of the place and its community. Historic

to work alongside Officers to prepare this

places can connect us to the achievements and lives

placemaking study which considers the particular

of previous generations. Good contemporary design

issues, influences and opportunities relating to the

can be utilised to integrate modern and innovation

Maidenhead Town Centre area. The Study has been

and express confidence in the future. Functional

prepared against the policies in the submission

places can contribute to people’s productivity.

version BLPSV and the evidence base in place at

Sustainable places contribute to people’s health and

submission. The Council has, concurrently, been

wellbeing.

undertaking a significant amount of work to revise
and update both the BLPSV policies and supporting

1.0.4 Successful places should be distinctive and

evidence base in response to matters arising from

memorable. Placemaking also makes economic

the Stage 1 examination hearings. This Study has

sense - good quality places are usually cheaper to

had regard to relevant new evidence where relevant

run, easier to maintain, and attract investment.

and provides the background to the development

1.0.5 Placemaking itself is also not just about
design. It involves understanding the bigger story
about a place, as well as being attentive to the small

3

of a new placemaking policy for Maidenhead
Town Centre and a number of new sites or revised
allocations.
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1.1 The Study Area
1.1.1 The BLPSV which was submitted to the

Conservation Area. Beyond the ‘ring’, the fringe of the

Secretary of State on 31 January 2018 identified

town centre comprises primarily established residential

Maidenhead Town Centre as the major service centre

areas, but does accommodate some office and retail uses.

for the Borough and allocated a significant amount of
new development to be accommodated within it.

1.1.3 The town centre area is in a multiple of different
ownerships with both public and private interests
represented. A significant number of sites within the
Town Centre have been promoted for development and
have been considered as part of the evidence gathering
processes undertaken by RBWM for the BLPSV. A number
of these promoted sites are currently in the Council’s
control.
1.1.4 The BLP sets out a hierarchy of centres in Policy
TR1 with Windsor and Maidenhead identified as
the preferred location for the development of main
town centre uses. There are a number of allocated
sites in the area and the BLP recognises the need to
reflect the changing circumstances for retail provision
whilst maintaining the requirements for high quality

Figure 1: Royal Borough of Windsor &

Maidenhead Borough Local Plan Key Diagram

development to achieve a vibrant and vital town centre.
A number of policies are relevant to the Town Centre
including a policy (TR3) specific to Maidenhead Town

1.1.2 Maidenhead has a compact town centre

Centre itself, which has a focus on town centre uses and

enclosed by major highways on its western and

retail frontages. The policies as yet do not fully consider

northern sides, the Great Western railway line to

the wider placemaking approach to the area or reflect

the south and on the eastern side its waterways.

the need for a comprehensive and coordinated policy

The presence of the railway station within the town

framework across the individual proposed sites.

centre, together with the major highways means that
it is easily accessed (although this is not the case
in respect of the provision of local pedestrian and
cycle access). There are excellent green spaces just
outside of the core area and the waterways in the
town centre also provide recreational opportunities.
The core area includes the primary retail area as well
as other leisure and cultural related uses. Whilst
the core is constrained by the highway network to
a significant degree, within this ring parts of the
historic street pattern remains. Much of this area sits
within the boundary of the Maidenhead Town Centre
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1.1.5 The proposals for Maidenhead Town Centre
envisage a step change in the level and density of
housing provision in the town centre through mixed use
development that will enhance its vitality and vibrancy as
well as maximising the use of previously developed land.
Given the scale of development, the Council recognises
the need to plan the area comprehensively to ensure the
delivery of a high quality and sustainable town centre.
The Council also recognises the need to consider the
existing Town Centre within its local context, and as such
this study considers a broader area than the pure retail
and service core.
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1.2 National Policy and Key Drivers
1.2.1 The current development planning system is

but deliverable; benefit from early, proportionate

established through the Planning and Compulsory

and effective engagement; contain policies that are

Purchase Act 2004 and subsequent amendments,

clearly written and unambiguous so that decision

such as the Localism Act 2011 which introduced

makers are clear how they should respond to

Neighbourhood Plans. The national approach to

development proposals.

planning policy matters is set out principally in
the National Planning Policy Framework (NPPF). A
revised NPPF was published in July 2018 and further
updates published in February 2019.

1.2.5 The NPPF states that planning should:
•

good standard of amenity for all existing and future
occupants of land and buildings;

1.2.2 The submitted BLP was prepared under
the 2012 NPPF and benefits from the transitional

Always seek to secure high quality design and a

•

Promote mixed use developments, and encourage

arrangements in Annex A of the 2018/9 revisions,

multiple benefits from the use of land in urban and

as it was submitted for examination prior to 24

rural areas, recognising that some open land can

January 2019. For the purposes of preparing the BLP,

perform many functions;

reference should be made to the 2012 NPPF as, taking
the forward policies (and any main modifications)

•

fullest possible use of public transport, walking

falls within the ‘purpose of examining plans’ clause in

and cycling, and focus significant development in

paragraph 214 of the NPPF 2018 and 2019 and would,

locations which are or can be made sustainable;

therefore be caught by the transitional arrangements.
References to the NPPF in this study are therefore to

•

the 2012 version.

their contribution to the quality of life of this and
future generations.

in favour of sustainable development. For plan
should plan positively to meet the development
needs of their area, and meet objectively assessed
needs unless the adverse impacts of doing so would
‘significantly and demonstrably outweigh the
benefits’, or specific policies of the NPPF indicate that
development should be restricted. The NPPF also
contains national land use policy on matters such as
the economy, town centres, transport, housing and
good design. Policies in the NPPF are supplemented
by the National Planning Practice Guidance.

Conserve heritage assets in a manner appropriate
to their significance, so that they can be enjoyed for

1.2.3 The NPPF introduced the presumption
making, this means that local planning authorities

Actively manage patterns of growth to make the

1.2.6 On Design, the NPPF paragraph 57, states the
importance of planning positively for high quality and
inclusive design for all development from individual
buildings to wider area development schemes.
Paragraph 58 requires local and neighbourhood
plans to set “robust and comprehensive policies” that
establish the quality of development expected for an
area. It goes on to set out a number of requirements
for policies and decision making. Developments
should:
•

function well and add to the overall quality of the

1.2.4 Section 3 of the NPPF sets out guidance

area, not just for the short term but over the lifetime

for plan-making, amongst others, plans should

of the development;

be prepared with the aim of contributing to the
achievement of sustainable development; be
prepared positively, so that they are aspirational
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•

establish a strong sense of place, using streetscapes
and buildings to create attractive and comfortable
places to live, work and visit;
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•

optimise the potential of the site to accommodate

customer choice and a diverse retail offer and which

of uses (including incorporation of green and other

reflect the individuality of town centres;

local facilities and transport networks;

•

retain and enhance existing markets and, where
appropriate, re-introduce or create new ones,

respond to local character and history, and reflect

ensuring that markets remain attractive and

the identity of local surroundings and materials,

competitive;

while not preventing or discouraging appropriate
innovation;
•

promote competitive town centres that provide

development, create and sustain an appropriate mix
public space as part of developments) and support

•

•

•

allocate a range of suitable sites to meet the scale
and type of retail, leisure, commercial, office, tourism,

create safe and accessible environments where

cultural, community and residential development

crime and disorder, and the fear of crime, do not

needed in town centres. It is important that needs for

undermine quality of life or community cohesion; and

retail, leisure, office and other main town centre uses

are visually attractive as a result of good architecture

are met in full and are not compromised by limited

and appropriate landscaping.

site availability. Local planning authorities should
therefore undertake an assessment of the need to

1.2.7 These design principles are retained in the

expand town centres to ensure a sufficient supply of

latest NPPF, which has placed much more focus

suitable sites;

on design and early neighbourhood engagement,
including a greater emphasis on the importance

•

allocate appropriate edge of centre sites for main
town centre uses that are well connected to the town

of local plans setting out a clear design vision and

centre where suitable and viable town centre sites

expectations, so that applicants have as much

are not available. If sufficient edge of centre sites

certainty as possible about what is likely to be
acceptable when preparing their proposals.

cannot be identified, set policies for meeting the

1.2.8 To ensure the vitality of town centres the

well connected to the town centre;

previous version of the NPPF (at paragraph 23)
advises that Local Plans should be positive, promote

identified needs in other accessible locations that are

•

for main town centre uses which cannot be

competitive town centre environments and set out

accommodated in or adjacent to town centres;

policies for the management and growth of centres
over the plan period. In drawing up Local Plans, local

•

planning authorities should:
•

set out policies to encourage residential development
on appropriate sites; and

communities and pursue policies to support their

•

define a network and hierarchy of centres that is
resilient to anticipated future economic changes;

•

define the extent of town centres and primary
shopping areas, based on a clear definition of
primary and secondary frontages in designated
centres, and set policies that make clear which uses

recognise that residential development can play an
important role in ensuring the vitality of centres and

recognise town centres as the heart of their
viability and vitality;

set policies for the consideration of proposals

•

where town centres are in decline, local planning
authorities should plan positively for their future to
encourage economic activity.

1.2.9 The latest version of the NPPF restates this
advice recognising the need to allow town centres to
grow and diversify in a way that can respond to rapid
changes in the retail and leisure industries.

will be permitted in such locations;
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1.2.10 Recent reviews of the planning system and

1.2.13 National Planning Policy Guidance (NPPG)

the delivery of new development have highlighted

includes a section on Town Centres and Retail, which

the importance of planning in creating places and not

provides additional guidance relating to maintaining

just delivering houses. The Raynsford Review Report,

the vitality and viability of town centres. The most

published in November 2018 considers the role of

recent guidance suggests that a wide range of

planning – “It must deal with everything from the

complementary uses can, if suitably located, help

detailed design of buildings to national infrastructure.

to support the vitality of town centres, including

In short, it involves a broad set of issues around

residential, employment, office, commercial,

the interaction of people and the built and natural

leisure/entertainment, healthcare and educational

environment. To be effective it has to be much more

development. The same is true of temporary activities

than a numbers game.”

such as ‘pop ups’. Residential development in
particular can play an important role in ensuring the

1.2.11 The Building Better, Building Beautiful

vitality of town centres, giving communities easier

Commission was established by the Communities

access to a range of services. The guidance suggests

Secretary Rt Hon James Brokenshire MP in 2018 with 3

that given their close proximity to transport networks

primary aims:

and local shops and services, local authorities may

1.

To promote better design and style of homes,
villages, towns and high streets, to reflect what
communities want, building on the knowledge and
tradition of what they know works for their area.

2.

3.

wish to consider locating specialist housing for different
groups including ‘older people’ within town centres
or edge of centre locations. Evening and night-time
activities have the potential to increase economic
activity within town centres and provide additional

To explore how new settlements can be developed

employment opportunities. They can allow town

with greater community consent.

centres to diversify and help develop their unique brand

To make the planning system work in support of
better design and style, not against it

1.2.12 The Commission’s interim report published in
July 2019 highlights the role of the planning system

“Beauty first. Beauty and place making should be
a collective ambition for how we move forward and
a legitimate outcome of the planning system. Great
weight should be placed on securing them in the urban
and natural environments. This should be embedded
prominently and alongside sustainable development

and offer services beyond retail.
1.2.14 The NPPG further suggests that an appropriate
approach to set out a vision and strategy for town
centres is through the development plan and (if
needed), supplementary planning documents. Effective
and creative leadership by local authorities and other
stakeholders is key in bringing forward a vision for town
centres that meets wider economic and community
needs. Stakeholders with an interest in the success of
the town centre should be encouraged to engage in the
process.

in the National Planning Policy Framework (NPPF),
associated guidance and encouraged via ministerial
statement. Local Plans should embed this national
requirement locally, discovering and defining it
empirically through analysis and by surveying local
views on objective criteria.”
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1.3 Role and Purpose of this Study
1.3.1 The purpose of this Study is firstly, to set out

sustainable development, ensuring continuity of public

the approach taken to the development of suitable

realm, creating greater legibility and overcoming what

policy and guidance for the study area, including

is currently in places a traffic dominated environment.

analysis of the BLPSV approach; the site context

It also identifies a number of character areas where

and the available evidence; and the outcomes from

there needs to be a tailored approach to the integration

engagement. Secondly, the study sets out the vison

of new developments.

and key principles that will guide the development
of the study area and a series of thematic framework

1.3.3 It is anticipated that this study will be included as

plans and considerations. Finally, the study considers

part of the overall evidence base for the Borough Local

the delivery and implementation process from now

Plan and will help to inform the Council’s approach to

onwards, including the approach to the co-ordination

further policy development. It should be read alongside

and comprehensive development of the area.

the wider available evidence base.

1.3.2 A key element of the Study is the emphasis on the
need for Placemaking and the establishment of design
principles to ensure the delivery of a high quality and

1.4 Approach to the Study
1.4.1 The preparation of the Study has involved the
following work areas:
•

Site familiarisation: ca series of site visits were
undertaken to understand the existing site conditions

•

external stakeholders in July 2019. One was held with

and context; access arrangements; the relationship of

landowning interests and technical stakeholders and a

the individual sites to each other and to the wider area;

second with community interest groups, including local

and to get an appreciation of how Maidenhead town

residents.

centre functions currently.
•

Baseline evidence review: the evidence documents
submitted alongside the BLP were reviewed and their
implications for the study area assessed. The Evidence
Base review also included a review of the Regulation 20
representations relevant to the town centre.
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Engagement: two workshops were held with

•

Meetings with RBWM: : a series of meetings were
held with a number of key contacts within the Council,
including the Cabinet Portfolio Holder for Planning
and the Leader of the Council and officers representing
service areas including highways, property and town
centre management.
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1.5 Scope and content
1.5.1 The Study contains the following sections which,

•

taken in order provide context and support for the
evolution of a comprehensive approach to the study
area:
•

study area.
•

policies in the BLPSV (relevant to the Study area);
overview of Regulation 20 representations.
•

Placemaking Approach & Plans: a series of plan
layers by theme from which an overall placemaking
concept plan has evolved.

Local Plan Approach: current local plan status;
stages in the preparation of the BLP; key site and

Vision and Key Principles: for the development of the

•

Delivery and Implementation: the process to deliver
coordinated development across the study area from
here onwards. This section considers the appropriate

Site Context and analysis: a review of key evidence

design controls and approach to comprehensive

by theme; constraints and opportunities; outcomes

masterplanning of the study area to bring forward a

from engagement and the emerging challenges for the

coordinated development which can ensure the timely

area.

delivery of quality placemaking including all necessary
infrastructure.

9
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2. Local Plan Approach
2.1 Overview
2.1.1 The current Development Plan for the Royal

BLPSV’s legal compliance; duty to co-operate; Green

Borough of Windsor and Maidenhead (RBWM) comprises

Belt considerations; the spatial strategy and flood risk.

the:

A number of the topics covered in the Stage 1 hearings

•

Saved South East Plan Policy NRM6: Thames Basin
Heaths Special Protection Area (2009);

•

Saved policies of the Royal Borough of Windsor and

address some issues relevant to Maidenhead Town
Centre including:
•

growth on the three main settlements of Maidenhead,

Maidenhead Local Plan (1999) incorporating 2003

Windsor and Ascot (Matter 3);

amendments;
•

Maidenhead Town Centre Area Action Plan (2011);

•

Replacement Minerals Local Plan (Incorporating the

•

•

•

•

How the cumulative effects of the scale of growth in
Maidenhead have been assessed (Matter 3).

Alterations Adopted in December 1997 and May 2001);

2.1.3 The examination is currently in a ‘pause’ period,

Waste Local Plan for Berkshire (adopted December

and assessments to address a number of issues raised

1998);

by the Inspector following the Stage 1 hearings. Whilst

Ascot, Sunninghill and Sunningdale Neighbourhood
Plan (made 2014).

•

The reason behind the decision to focus the majority of

while the Council undertakes further evidence work

the preparation of a strategic policy for the Town Centre
was not requested specifically by the examiner, the
development of an approach that focusses on place-

Hurley & the Walthams Neighbourhood Plan (made

making rather than simply delivering the individual

2017)

allocations is considered by the Council to be a

Eton & Eton Wick Neighbourhood Plan (made 2018)

2.1.2 The BLP, 2013–2033 was submitted to the
Secretary of State on 31 January 2018. Stage 1
Examination hearings were held for 3 days from the

positive way to ensuring the delivery of a high quality
and effective development. It is also responding to a
repeated concern in the Regulation 20 representations
over the lack of a clear vision for the Town Centre and
the need for any vision to be ambitious.

26–28 June 2018 and matters covered included the

2.2 Stages in the Preparation of the BLP
2.2.1 There were five main periods of consultation and

Local Plan (BLP) prior to the Regulation 19 publication

engagement during the preparation of the Borough

period (June -September 2017):

September 2019
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Table 1: Periods of Consultation and Engagement

Consultation and Engagement

Dates

Local Development Framework (LDF) Options
Consultation

6 March–22 May 2009

Borough Local Plan Consultation (‘Planning for
the Future’)

10 February–16 March 2012

Borough Local Plan: Preferred Options DPD
Consultation

January–March 2014

Borough Local Plan: Planning for the Future’
Consultation

Summer 2015

Draft Borough Local Plan: Regulation 18
consultation

December 2016–January 2017

2.2.2 A detailed discussion of the previous stages and

sought views on a number of potential allocations, the

their respective outcomes is set out in the Updated

hierarchy of centres and the approach to development

Shaping the Future Topic Paper, January 2018.

in those centres.

2.2.3 The 2009 Options Consultation resulted in the

2.2.6 The Regulation 18, Draft Borough Local Plan

majority of respondents preferring the protection of

was published for consultation between 2 December

the Green Belt when considered against building in

2016 and 13 January 2017. The Spatial Strategy,

urban areas, with support expressed for higher density

Policy SP1 maintained the focus on the urban area

growth.

of Maidenhead with new housing and economic
development directed in the first instance to a number

2.2.4 The Planning for the Future consultation in

of strategic locations identified on the Policies Map:

2012 was followed up with a series of workshops and
targeted consultations. Feedback from the engagement
revealed that protecting the Green Belt was strongly

•

Maidenhead town centre

•

Ascot town centre

•

Maidenhead golf course and associated sites

•

The Triangle (Land bounded by M4, A308(M), A330) (for

supported overall by respondents. Consultation with
Neighbourhood Planning Groups and Parish Councils
saw a general preference for focusing new development
on the urban areas with support for growth around

housing, industrial and warehousing floorspace)

Maidenhead to take advantage of Crossrail.
•

Land west of Windsor, north and south of A308

2.2.5 The Preferred Options consultation, 2014
included a preferred Vision for the Borough focusing

2.2.7 The Spatial Strategy focus on Maidenhead

development on Maidenhead as a part of the successful

town centre aimed to support its role within the wider

economic area of the Thames Valley and promoting the

Thames Valley and to make the most of the town’s

rejuvenation of the Town Centre. The preferred Spatial

transport links. The Strategy included the development

Strategy took an urban focus, making the best use

of an integrated transport hub centred on Maidenhead

of previously developed land, and building at higher

railway station to take advantage of Crossrail

densities in the right locations with higher residential

connections.

densities encouraged within and in proximity to
Maidenhead town centre. The consultation also
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2.2.8 There was a mixture of support for Maidenhead
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as a growth area. Some considered that Maidenhead

benefitting from excellent rail links to London and the

was being asked to accommodate too much growth

west of England and the delivery of the Elizabeth Line

and sought the retention of green gaps between

project is expected to enhance its attractiveness further

Maidenhead and Holyport, Bray and Cookham. A

by faster access into and across London. Due to its rail

number of respondents supported the expansion of

connection and main service centre role, Maidenhead

the high-density area where tall buildings could be

is referred to in the BLP as a ‘strategic growth location’.

accommodated beyond the defined town centre area.

The Key Diagram also identifies a ‘growth area’ for

Others sought the retention of the Maidenhead Town

Maidenhead, extending from the town centre south west

Centre Area Action Plan (AAP) Tall Buildings policy in

to Junction 8/9 of the M4.

terms of area and height. It was considered that the
cluster of strategic sites south of Maidenhead Town

2.2.11 The Policy SP1, Spatial Strategy, focusses

Centre was interdependent and should be considered

the majority of new development on Maidenhead,

on a comprehensive basis.

encouraging ‘higher intensity’ development within
and near to the town centre to take advantage of the

2.2.9 Throughout the previous stages, there has been

town’s transport links. The Strategy also directs a large

a consistent focus on Maidenhead as a significant

proportion of the new housing development to a cluster

area for future growth and general support for

of sites to the south west of the town. The BLP does not

further development in the area to benefit from the

identify the extent of either the Town Centre or South

opportunities presented by Crossrail. Support for

West Maidenhead areas beyond the broad ellipse on the

additional development in Maidenhead Town Centre

Proposals Map or as specific policy areas to set a basis

and its surrounding area was tempered by concerns

for co-ordinated or comprehensive approaches to the

over the scale of overall development proposed for the

areas in light of the scale of growth being proposed.

town, which included matters such as the loss of the golf
course and the urbanisation of what is currently a green

2.2.12 Policy TR1 identifies Maidenhead along with

wedge from the M4 to the town centre.

Windsor as the highest tier town centres and as the
preferred location for the development of main town

2.2.10 The Regulation 19, proposed Submission

centre uses.

Version Borough Local Plan was published for
consultation from June to September 2017. The BLP

2.2.13 The BLPSV includes a policy specific to

will, once adopted, replace the saved policies of the

Maidenhead Town Centre (Policy TR3). The policy

1999 Local Plan and the Maidenhead Town Centre AAP

sets out guidance for new development including a

policies. The BLP focusses future development on three

requirement to promote and enhance the role of the

sustainable growth areas – Maidenhead (encompassing

town centre, locational criteria, and encouragement

the Town Centre and South West Maidenhead),

of higher density and well-designed taller buildings in

Windsor and Ascot which, together, contain the largest

appropriate locations.

concentration of housing and employment opportunities
in the District (Spatial Strategy chapter, paras 5.1.6, 5.1.7).
Maidenhead acts as the main centre in the borough
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POLICY TR3: Maidenhead Town Centre
1.

Development proposals should promote and

4.

Development proposals in secondary frontages will

enhance the role of Maidenhead town centre

be supported where they contribute to the existing

and its vitality and viability. The retail role of

character, function and vitality of the street or

Maidenhead will be supported and development

surrounding environment. In particular, proposals

proposals for the regeneration of sites for town

to expand the cultural, entertainment and food

centre uses and those that protect, enhance or

offer of Maidenhead will be encouraged.

diversify retail activity, within the primary shopping
area will be supported.

5.

Proposals that make more efficient use of sites
through intensification, higher densities or

2.

Reference should be made to the adopted

innovative design will be encouraged, provided

Maidenhead Town Centre Action Area Plan

that it is of exemplar design, supported by

with regard to the most appropriate locations

adequate infrastructure and transport and

and requirements for town centre uses and

environmental impacts are appropriately

activities. Subsequent revisions of retail floor

addressed.

space projections should be taken into account in
development proposals.

6.

Within the town centre, development for tall
buildings which are of exemplar design will be

3.

Primary frontages, defined on the Policies Map,

encouraged providing they do not compromise the

should include a high proportion of retail uses.

character and appearance of the centre and that of

Development proposals for non-retail uses within

nearby Conservation Areas.

primary frontages will be permitted where they
would enhance vitality and viability, be appropriate

7.

Development proposals for residential use on

to the character and function of the area and retain

upper floors throughout Maidenhead town centre,

prominent shop units within the primary frontage.

and proposals that would enhance the town’s
waterways, will be encouraged.

2.2.14 Policy TR6 defines a sequential test for town

•

HA4 West Street proposes 240 units; and

centre uses in order to strengthen the role of the

•

HA5 York Road proposes 320 residential units.

existing centres.
2.2.16 The Maidenhead Town Centre Area Action
2.2.15 The BLPSV includes five specific allocations,

Plan (AAP) forms part of the existing development

all of which are identified for mixed use development

plan, having been adopted in 2011. It will be largely

(further detail on each is provided at Appendix B of this

superseded by policies in the BLP. The AAP set out a

study):
•

HA1 at Maidenhead Railway station proposes 150
residential units as part of a mixed-use scheme
including a transport interchange;

•

HA2 at Reform Road also proposes 150 dwellings;

•

HA3 Saint-Cloud Way proposes 600 units with the
opportunity to create a landmark building at the corner
of Saint-Cloud Way and Cookham Road;
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vision for Maidenhead to, ‘...become the distinctive
heart of the community, a place that celebrates its green
Thames Valley setting, which is welcoming, attractive
and accessible to all, and provides a strong economic
focus for the wider community’. The AAP focuses on
regeneration of the town centre and sets out how its true
potential will be unlocked. Delivery of the AAP will help
bring about:
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•

A vibrant, visually attractive town centre that will excite

•

and surprise;
•

Improved accessibility, particularly for pedestrians and
cyclists;

A memorable place with striking architecture, spaces

•

and waterways;

A town centre that residents can relate to and be proud
of.

•

A much larger shopping area with a host of new shops;

•

A strong local economic focus;

Economy; People and; Movement. Appendix A of the

•

A centre for community art and culture;

BLPSV” sets out the Council’s intentions in terms of

2.2.17 The AAP has four key themes: “Place making;

each of the policies contained within the AAP.

Table 2: Maidenhead Town Centre Area Action Plan & BLP Policies

MAIDENHEAD TOWN CENTRE APP POLICY
Policy MTC 1 Streets & Spaces

Extant

Policy MTC 2 Greening

Extant

Policy MTC 3 Waterways

Extant

Policy MTC 4 Quality Design

Extant

Policy MTC 5 Gateways

Extant

Policy MTC 6 Tall Buildings

Superseded in part by Policy SP3 Design

Policy MTC 7 Retail

Superseded by Policy TR3 Maidenhead Town Centre

Policy MTC 8 Food & Drink

Extant

Policy MTC 9 Markets & Events

Superseded by Policy TR8 Markets

Policy MTC 10 Offices

Superseded by Policy ED1 Economic Development

Policy MTC 11 Visitor Accommodation

Superseded by Policy VT1 Visitor Development

Policy MTC 12 Housing

Superseded by Policy HO1 Housing Development Sites

Policy MTC 13 Community, Culture & Leisure

Extant

Policy MTC 14 Accessibility

Superseded by Policy IF2 Sustainable Transport

Policy MTC 15 Transport Infrastructure

Superseded by Policy IF2 Sustainable Transport

Policy OA 1 Broadway Opportunity Area

Superseded in part by HO1 Housing Development Sites
and ED2 Defined Employment Sites

Policy OA 2 West Street Opportunity Area

Superseded in part by HO1 Housing Development Sites
and ED2 Defined Employment Sites

Policy OA 3 York Road Opportunity Area

Superseded in part by HO1 Housing Development Sites
and ED2 Defined Employment Sites

Policy OA 4 Railway Station Opportunity Area

Superseded in part by HO1 Housing Development Sites
and ED2 Defined Employment Sites

Policy OA 5 High Street East/York Stream
Opportunity Area

Superseded in part by HO1 Housing Development Sites
and ED2 Defined Employment Sites

Policy OA 6 Stafferton Way Opportunity Area

Superseded in part by HO1 Housing Development Sites
and ED2 Defined Employment Sites

Policy IMP 1 Compulsory Purchase Powers

Extant

Policy IMP 2 Infrastructure & Planning Obligations

Superseded By Policy IF1 Infrastructure and Developer
Contributions
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2.3 Key Issues and
Matters Arising from
Regulation 19 BLP
2.3.1 A key element in the approach to this study
has been to consider the most recent consultation
responses on the Submission version BLP, which have
informed the current Examination in Public process.
2.3.2 A repeated concern was the lack of a clear
vision for the Town Centre and the need for any vision
to be ambitious. There is, however, general support for
the identification of the town centre as a strategic focus
for future growth.
2.3.3 Support has been expressed for more
development in the town centre as a way to regenerate
and create vibrancy and vitality in the area. A number
of representations noted the weak performance
(relative to comparison locations) and physical
environment of the town centre and the need for it to
become more of a desirable destination that contains a
wider range of uses and activities, in a more welcoming

in the Borough. They suggest that a new and larger
Heritage Centre could make a significant contribution
to the civic and cultural quarter. Whilst supporting the
diversification of cultural and leisure opportunities,
concerns have been raised on the relocation of the Magnet
Leisure Centre, Pearce Suite, pool, bowling alley and
Ivy Leaf Social club, and the implications of this for the
viability of the town.
2.3.6 In terms of waterways, as a counter to the
proposed scale of development in the MTC, the
Maidenhead Waterways Restoration Group advocates
providing pocket parks, open access and streamside paths
along the waterway as a key way of overcoming an existing
shortfall of public open space in the town centre. The
Group is seeking a policy requirement for waterside site
allocations, requiring them to comply with the principles
of the 2009 Maidenhead Waterways Framework SPD and
to contribute to improving and maintaining the restored
waterway on a sustainable basis. Further representations
seek stronger policies to protect and maintain The
Waterways Restoration project as an important driver of
town centre rejuvenation.

environment.

2.3.7 On car parking, a suggestion has been made

2.3.4 Countering this, there are some concerns in

development to be self-sufficient in parking, including the

terms of the long-term impact of the current scale of
development (both development already permitted
as well as the BLP allocations) on traffic, congestion
and air quality in the area. Greater clarity around the
sequential test for assessing development proposals in
town centres is sought, particularly for the location of
leisure uses. Part of the issue may lie in the disconnect
between adjoining communities and neighbourhoods
around the town centre due to the existence of physical
barriers such as major roads and the railway. Without
sufficient incentive to visit the town centre, such
barriers become more significant. In terms of culture,
there is support for the intention to expand the cultural,
entertainment and food offer in the town centre.
2.3.5 Maidenhead Heritage Trust is seeking the
development of the York Road Opportunity Area as
a “destination” civic and cultural quarter capable
of attracting visitors from outside the immediate
Maidenhead area but objects to the omission of the
Maidenhead Heritage Centre from the list of attractions
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that there should be a policy requirement for all new
provision of underground car parks. The representation
notes that recent developments in the town centre have
demonstrated that such an approach would be possible.
However, it is acknowledged that this approach can have
challenges and some sites close to York Stream have had
issues with flooding of basement car parks.
2.3.8 In terms of retail policy, questions rose as to how
the BLP will address an inconsistency in the approach to
meeting needs for comparison and convenience goods in
the town centre between the previous policies of the AAP
and the new policies in the BLP. Ellandi (the Nicholsons
Centre), suggest that the BLP should clarify that there is no
longer a need to look to edge and / or out of centre sites to
meet retail needs across the Borough, in order to protect
the vitality and viability of the town centre.
2.3.9 In relation to the primary shopping frontage,
the Chamber of Commerce has raised an objection to the
extent of the primary frontage, arguing that it should be
extended to include the shops from the old Post Office
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site down to St. Ives Road on both sides (North & South

deliver a limited mix of housing types and sizes, with a

frontages) plus the Nicholsons Precinct. The area

focus on flats and apartments; this has led to a further

should be expanded in the High Street to reflect the

concern that the new residential developments will

current retail activity. They request a stronger approach

provide ‘dormitory’ accommodation for commuters to

to non-A1 uses in the primary frontage.

London, especially with the arrival of the Elizabeth Line.

2.3.10 On tall buildings, specific concerns raised

2.3.13 The response from Thames Water raises the

by the National Trust and others around the impact

concern that the wastewater network capacity is

on building heights in the Town Centre on the setting

unlikely to be able to support the demand anticipated

of Cliveden; BLP Policy TR3 is referred to as being

from development in Maidenhead area. Strategic

insufficiently robust to protect the historic environment

drainage infrastructure is likely to be required to ensure

from adverse impacts. Maidenhead Heritage Centre

that sufficient capacity is brought forward ahead of the

similarly raises concerns to the BLP approach to tall

development.

buildings which is seen as reducing the controls over
tall buildings from those set out in the policies in the

2.3.14 The Environment Agency (EA) identifies a

AAP. There is support for the policies in the AAP, which

number of sites to be at risk of flooding. The EA

representors view as striking a balance between the

highlights the lack of explanation for including the sites

need for modest growth while retaining a small-town

with high flood risk in the proposed housing allocations.

feel. Support for the approach to tall buildings was

If sites are predominantly within flood zone 1 but have

expressed by landowners with sites in the Town Centre,

areas within flood zone 2 and 3 this needs to be made

who welcomed the greater flexibility offered by the

explicit in the local plan. Furthermore, if a sequential

policy over the current policy approach in the AAP.

approach is to be taken locating development where
there is the lower risk of flooding (flood zone 1), this

2.3.11 There has been concern expressed over the

also needs to be translated into the plan and made

impact on heritage assets. Aligned to the concerns

clear for the corresponding allocations.

around Tall Buildings in the town centre, Historic
England (HE) objects to Policy HA1: Maidenhead
Railway Station, due to the potential impact on the
Grade II listed clock tower. HE is seeking the retention
of the clock tower, line with the requirements of the
NPPF for a strategy for the enhancement of the historic
environment. They also stressed the need to consider
unlisted heritage assets such as other buildings at the
railway station as well as protecting the setting of grade

2.4 Current position
2.4.1 At the time of preparing this study, the
examination of the local plan is in a lengthy pause
period whilst the Council undertakes work on a range of
matters, a significant number of which are relevant to

2 buildings in the town centre.

the Study area. As a result of the updated site selection

2.3.12 There was a divergence of views on higher

to the residential and employment allocations in the

density development in the Town Centre and the
approach in the BLP to requiring the density of new
developments to be informed by the prevailing
character of the surrounding area. In general,
landowners favour the BLP approach, considering that
it will ensure that land is used efficiently although it
is noted that the existing character of an area should
not be the only determining factor in decisions on the
density of a development. Concerns were expressed

work undertaken, the Council will be proposing changes
area.
2.4.2 The changes are likely to involve the deletion of
one or more sites within the town centre area as well as
the introduction of new sites. The Full Council will be
asked to consider these and all other proposed changes
to the BLP and will be recommended to approve them
for public consultation ahead of the reopening of the
examination hearings.

that development proposals in the Town Centre would

September 2019

Maidenhead Town Centre Placemaking Study
Royal Borough of Windsor & Maidenhead Council

16

3. REVIEW OF KEY EVIDENCE
3.0.1 “A thorough appreciation of the overall site
context is the starting point for designing a distinct
place” (Urban Design Compendium, 2000). This
section sets out the context of the Town Centre and
the relevant evidence documents. The constraints
and opportunities identified help to shape the future
approach to the area.
3.0.2 The following Evidence Review considers the
following documents:
•

Emerging draft Green and Blue Infrastructure Study

•

Open Spaces Study, 2019

•

Design

•

Tall Buildings

•

Urban and Landscape Character

•

Flood Risk

•

Ecology/Biodiversity

•

Sustainability Appraisal

•

Infrastructure

•

Transport and Movement

•

Viability and Deliverability

3.1 Tall Buildings -Tall Buildings Appraisal 2010
3.1.1 A Tall Buildings Appraisal was prepared in 2010

or area and exceptional height which offers different

as part of the evidence base for the Town Centre Area

opportunities for creating landmarks among other

Action Plan. It recommended the following approach:

things. Potential issues with tall buildings include:

“In the context of Maidenhead tall buildings can serve
a number of functions that: create a distinctive skyline

•

to and from;

that projects a new image for the Town Centre; form
key landmarks within a legible centre; contribute to a

•

•

growing economic position; set a precedent for
sustainable development through the application of
best practice requirements, maximising densities, and

Risk of a fragmented skyline stemming from
uncoordinated development;

cluster signalling a key gateway or area; mark important
public, civic or institutional uses; demonstrate a

Potential harm to heritage assets, their setting or views

The microclimatic effects of tall buildings and their
locations;

•

Ensuring adequate residential amenity, privacy, right to
light and the quality of outdoor space;

proximity to public transport. To achieve any of these
aims it is important to control where clusters of tall

•

Poor relationships with public realm;

buildings are and how extensive they are and to make

•

Providing adequate parking;

•

Quality of design.

sure they seamlessly relate to the existing structure of
the town centre.”
3.1.2 In 2019 a Borough-wide Tall Buildings study was
commissioned in response to a change in the approach
to tall buildings in the BLP. At the time of writing this
work is yet to reach its conclusion but interim analysis
work identifies a contrast between general height
creating character and setting the context of a town
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3.1.3 The 2019 work includes a methodology for
characterising tall buildings and development context
across the Borough in order to provide a framework
for an approach to tall buildings. The work references
existing townscape characterisation carried out by
RBWM in order to identify suitable locations and
conditions for tall buildings. It identifies sensitivities to
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tall buildings and outlines key objectives in developing

urban areas with high public transport accessibility’;

tall buildings many of which reflect the placemaking

and: ‘provide meaningful enhancement to legibility and

and high-quality design objectives of the BLP as a

contribute to place making by significantly enhancing

whole. Beyond the contextual response the study

the townscape character of an existing or emerging

also recognises the positive role of tall buildings in the

area as part of a comprehensive plan led approach to

development of place where they can: ‘help to deliver

change.’

sustainable development by intensifying centres and

3.2 Urban Character-Townscape Assessment 2010
3.2.1 The Townscape Assessment was prepared
by Land Use Consultants for the Council in 2010.
Volume 1 of the Assessment covers the Maidenhead

•

The use of local materials may also be appropriate.

•

The use of a complementary palette of materials in
extensions and alterations to buildings and frontages.

and Cookham Areas. The overall purpose of the
study was to provide a detailed understanding of the

•

should typically be up to 4 storeys.

character and composition of the built environment
and to provide guidance on managing change to

•

ensure it responds to local context and enhances local
distinctiveness.

The apparent height of buildings from street level

The creation of visual interest through the use of subtle
variation in apparent heights and roofscape.

•

A coordinated approach to street tree planting, in terms

3.2.2 The assessment identifies guidance/

of species and stature, considering the planting of

opportunities for Maidenhead. These include the

larger trees at key visual locations.

retention and enhancement of the town centre as the

•

Development should demonstrate that it contributes

main focus of the settlement with the historic core

to the preservation and enhancement of the setting of

contributing to its structure. It identifies the need

Listed Buildings and respect the form and function of

for conservation of the Maidenhead Bridge. The river
approach from the east, Kidwells Park and Brunel’s
sounding arch and railway crossing should all act as
key gateways to the historic core and Grenfell Park and
Kidwells Park and Market Street need to be retained as
key nodes and focal points. It also identifies 9 principles
to be taken into account in the development design
process and public realm improvement projects:
•

•

local landmarks.
•

Seek opportunities to integrate the waterway and its
setting.

3.2.3 The document also identifies Maidenhead
Historic Fringe as a Character Area and advice includes
the need to improve un-designed views, and sensitive
design and integration of parking areas with the

Respecting the principal linear through route of the

streetscape. In addition, there is a need to enhance the

High Street.

historic gateway to the western end of the Historic Town

The coordinated approach to street furniture, paving

Core near the Ring Road, to create a sense of arrival

and lighting.

and a better relationship with the core. Also there is a
need to conserve landmarks such as the clock tower in

•

The retention of active frontages to the street.

•

The retention of, and improvement to the setting of, the

contributes to the legibility of the local townscape. The

remaining 19th century buildings and facades.

guidance suggests that there may be an opportunity for

The use of sensitive contemporary design which

large scale native trees in areas of open space, along

responds to its immediate context and the town centre

wider streets and in larger paved areas.

•

front of the station, and views to this, ensuring that it

setting, in terms of massing, height and scale.
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3.3 Flood Risk-Part 1 Strategic Flood
Risk Assessment, June 2017
3.3.1 The SFRA Part 1 assessed the existing flood risk to the
Royal Borough thorough review of the data sources held by
the Environment Agency (which include hydraulic model
outputs), Royal Borough of Windsor and Maidenhead and
Thames Water. The Level 1 SFRA identifies where there are
significant areas of flood risk within the Royal Borough from
all sources, including fluvial, surface water, groundwater
and sewer and drainage infrastructure. The Level 1 SFRA
provides a number of maps which demonstrate the fluvial
flood risk in the Royal Borough, including Flood Zone 3a,
Flood Zone 3b developed and Flood Zone 3b functional
floodplain extents. Maps are also provided showing the
extent of flood risk from other sources, the effect of climate
change and other supporting information.

Figure 3: RBWM Level 1 SFRA Appendix B Figure 6
as a starting point to highlight areas where the potential for
surface water flooding needs particular assessment and scrutiny
and should not be used as the primary factor guiding the site
allocation process. A number of sites within the town centre are
identified as currently being at risk. sites at risk of flooding.

Figure 2: RBWM Level 1 SFRA Appendix B Figure 5
3.3.2 Appendix B to the SFRA includes a series of area
based maps showing fluvial flooding. Figures 5 and 6 cover
Maidenhead Town Centre. These show that much of the
area on the eastern side of the town centre lies within zones

Figure 4: RBWM Level 1 SFRA Appendix C Figure 5

2 and 3 including a small part of HA3 and HA5 within flood
zone 2, and a significant portion of HA2 lies within zone
3a. The SFRA sets out guidance on the application of the
sequential and exception tests for sites at risk of flooding.
3.3.3 Appendix C of the SFRA also includes a series of local
sources flood maps with Figures 5 and 6 covering the Town
Centre. The mapping is based on the Environment Agency’s
published updated Flood Map for Surface Water. The
mapping provides flooding extents from surface water for
three storm events. The mapping also provides information
on the depth and velocity of flooding, as well as the hazard
associated with the flood water and incorporates locally
produced mapping where available. The flood maps act
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3.4 Heritage – Maidenhead Town Centre
Conservation Area Appraisal 2016
3.4.1 The Council has prepared a Conservation

change. The appraisal also identifies the heritage

Area Appraisal for the Maidenhead Town Centre

assets in the town centre including unlisted buildings of

Conservation Area. This was adopted in July 2016. Its

historic interest.

contents include a summary of significance, spatial
analysis, special features of the area, a character

3.4.2 The character assessment identifies positives and

assessment and opportunities for enhancement and

negatives of the Conservation Area as follows as set out
in the table below:

POSITIVES

NEGATIVES

Historic building plots and street lines.

Isolation of town centre from the rest of the town.

Survival of historic buildings from a wide range of
periods.

Replacement of original windows with uPVC units
degrading the historic fabric.

Complex roofscape and varied building heights creating
Poor decorative order and uncoordinated painting
visual interest and reflecting the historic development
schemes within a single building.
of the town centre.
Survival of some historic shop fronts and associated
features.

Shop fronts that are unsympathetic to the architecture
of historic buildings.
Mixed quality of street furniture and surface
treatments.
Unoccupied and sometimes inaccessible upper floors
placing building fabric at risk.

3.4.3

The concluding objectives from the assessment are to:

•

Provide information for local residents.

•

Improve the quality, amenity value and appropriateness of the public realm.

•

Preserve and enhance characteristic features and details on properties.

•

Monitor planning applications to ensure proposals preserve and enhance the character and appearance of the
conservation area.

•

Monitor and respond to unauthorised work and; to monitor change in the conservation area.
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3.5 Sustainability Appraisal (SA) June 2017
3.5.1 The purpose of the SA process is to appraise the

social objectives, with strong positive effects likely on

social, environmental and economic effects of a plan

the objective to improve accessibility to key services

and, by so doing to help ensure that decisions are made

and facilities, again as a result of concentration of

that contribute to achieving sustainable development.

development within the existing centre.

The SA is an integral part of the plan making process.
It performs a key role in providing a sound evidence

3.5.5 For the growth location as a whole, the SA

base for the plan and is an integral part of the plan

recognises that planning permission has already been

preparation process.

granted for the Landing development at the Broadway
site and it is therefore listed as a commitment. Planning

3.5.2 The SA identifies, describes and evaluates the

permission has also been granted for the Chapel Arches

likely significant effects of the BLP and its reasonable

development at the High St/York Stream site and is

alternatives and to inform the development of the Plan’s

therefore included as a commitment.

policies. The SA assesses specific areas and policies
relevant to the town centre, namely ‘Maidenhead Town

3.5.6 The location is considered to have very

Centre’ as the centre of Maidenhead, immediately north

convenient access via car and road. Each of the five

of Maidenhead Railway Station and the Maidenhead

sites is within the immediate vicinity of the A4, a dual

Town Centre Growth Location which is slightly broader in

carriageway providing access to areas throughout and

scope and comprises of the following areas:

beyond the Borough. The A308(M), A404(M) and M4
roundabout sits 3km south of the sites, accessed via

•

(HA1) Railway Station - 3.10ha for 150 residential units;

•

(HA2) Reform Road - 6.97ha for 150 residential units;

is a requirement of the Reform Road area’s proforma

•

(HA3) Saint-Cloud Way - 2.56ha for 600 residential units;

consideration.

•

(HA4) West Street - 1.14ha for 240 residential units;

•

(HA5) York Road - 4.49ha for 320 residential units;

•

High Street East/York Stream, Maidenhead – Mixed use;

•

Broadway, Maidenhead – Mixed use.

the A308 dual carriageway. Enhanced vehicular access
whilst access arrangements on to the A4 are a key

3.5.7 The growth location includes Maidenhead
Railway Station and as such, access to the rail network
is excellent. Several bus services are available locally
along with a full range of facilities and amenities easily
accessible by walking, cycling or public transport. It is a
requirement of the proformas for the sites in this Growth

3.5.3 With respect to Policy TR3 Maidenhead Town

Location to provide/enhance pedestrian and cycle links

Centre - positive effects on economic objectives are

to Maidenhead Town Centre (SA Objectives 1 and 11).

considered to occur as a result of this policy, with
particularly strong positive effects felt in respect of the
rejuvenation of Maidenhead town centre and improving

3.5.8 The Railway Station and West Street are located
entirely within Flood Zone 1 and therefore considered to

sustainable travel choices.

be at the lowest risk of fluvial flooding. Approximately

3.5.4 The effect on environmental objectives is

1.93ha in Flood Zone 1. The most eastern edge of Saint

considered to be largely neutral or positive, with the

Cloud Way is bordered by York Stream which represents

concentration of development within the existing centre

Flood Zone 3b. As a result of this, approximately 400m2

leading to strong positive effects on reducing climate

in the east of Saint Cloud Way is within Flood Zone 3a.

change, conserving the countryside and reuse of land.

If development cannot be directed away from this area

Neutral or positive effects are considered to occur on

then an Exception Test may be required to determine if

0.63ha of Saint Cloud Way is located in Flood Zone 2 and

the development is suitable for this location.
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3.5.9 Approximately 0.18ha of York Road is within

objective for nitrogen dioxide (NO2). It is considered

Flood Zone 3b due to the waterway The Cut running

that new residential units & other activity would

along the eastern edge. As a result, 0.37ha in the east

contribute to a further decline in air quality. There

of York Road is in Flood Zone 3a and 1.06ha in Flood

is also the potential risk of noise, vibration and air

Zone 2. An Exception Test would therefore be required

pollution from the railway, particularly to any dwellings

to determine if the development is suitable for this

on the southern edge of the Reform Road, York Road

location. Flooding and surface water drainage are

and Railway Station areas. Development in close

recognised as key consideration in the proforma for York

proximity to the railway would need to accord with

Road. Approximately 1.4ha of Reform Road is located

the requirements of Policies EP 2 and EP 4 to ensure

within Flood Zone 3a, the remainder in Flood Zone 2. As

sufficient mitigation. The provision of appropriate

stated in the Reform Road area’s proforma, an Exception

mitigation measures to address the impact of noise

Test to determine if the development is suitable for

and air quality from the railway is recognised as a

this location, along with flood risk reduction measures,

requirement in the Railway Station and Reform Road

would be required.

areas’ proformas (SA Objective 3), although these
impacts will have reduced significantly since the recent

3.5.10 The waterway The Cut runs under Stafferton

introduction of electric trains to passenger services.

Way and represents Flood Zones 3a and 3b. It is
anticipated that development will not be located within

3.5.14 York Stream (also called Strand Water) passes

the waterway and therefore the risk of flooding for

along the eastern boundaries of the Saint-Cloud Way

employment use is considered acceptable. Broadway

and York Road areas and as such development at these

is entirely located within Flood Zone 1 and therefore

locations would pose a risk of accidental contamination

considered to be at the lowest risk of fluvial flooding.

to York Stream. Braywick Park Local Nature Reserve,
The Gullet Local Nature Reserve and Bray Meadows Site

3.5.11 All areas contain limited areas of medium and

of Special Scientific Interest are 475m, 320m and 700m

high surface water flood risk; in particular the western

from the Growth Location respectively. Braywick Park in

end of the West Street area contains a more extensive

particular may be susceptible to increased recreational

area at a high risk of surface water flooding.

pressure from development at the Growth Location.

3.5.12 The Environment Agency defines groundwater

3.5.15 Biodiversity within Maidenhead Town Centre

Source Protection Zones to help consider locations

is considered to be limited in its current condition.

which are at a higher risk of pollution. West Street and

The proforma for Reform Road states the requirement

Broadway are located within SPZ1. Saint Cloud Way,

for design to conserve the biodiversity of the area.

Railway Station, York Road, Reform Road, Stafferton

Policy NR3 requires development to avoid damage to

Way and High Street East/York Stream are located

designated sites and protect and enhance the ecological

within SPZ2. Policy NR1 in the BDP is anticipated to

value of the site and as such the effect of development

ensure development will not increase the number of

on these sites is expected to be negligible. Policy NR3

people, property or infrastructure at risk of flooding

is anticipated to ensure the ecological value of sites is

whilst Policy EP5 is anticipated to ensure that the risk

protected and enhanced (SA Objective 4).

of a reduction in water quality is suitably mitigated (SA
3.5.16 All areas are currently developed, primarily as

Objective 2).

industrial and commercial buildings with associated
3.5.13 All areas of Maidenhead Town Centre Growth

infrastructure car parking. The proforma for Reform

Location are within the Maidenhead AQMA. The

Road states the requirement for a landscape buffer

Maidenhead AQMA was declared in 2005 and extended

between residential development and non-residential

in 2009 due to the exceedance of the annual mean

users. No areas of the Maidenhead Town Centre Growth
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Location are within the Green Belt. In light of the

retained unless acceptable provision is made elsewhere.

current uses in the areas, redevelopment offers the

Alternative leisure facilities are available in the town

opportunity to enhance the local townscape of post-war

centre including Braywick Park and Furze Platt Leisure

commercial, industrial and residential units. Indeed,

Centre, but the availability of these alternative facilities

high quality design that considers the privacy, amenity

would not entirely mitigate the loss of the Magnet

and character of the surrounding area is a requirement

Leisure Centre, particularly for residents in the Lower

in the site allocation proformas (SA Objective 5).

Cookham Road area for who the Magnet Leisure Centre
is the only leisure centre within 2km. Residents would

3.5.17 West Street and York Road are both adjacent to

also be exposed to the air pollution issues associated

the Maidenhead Town Centre Conservation Area. There

with the AQMA, with the potential to adversely affect the

are twelve listed buildings within the Growth Location,

health of residents (SA Objective 9).

eleven of which are Grade II listed. The Grade II* listed
‘No’s 79–85 (odd) Bridge Road’ is on the opposing side

3.5.20 A full range of community facilities are available

of Bridge Road from the Reform Road area. The Grade

locally in the growth location and additional community

II* listed ‘16 Bridge Road’ is 280m east of the Growth

facilities will be provided at the Saint Cloud Way area.

Location and the Grade I listed Maidenhead Bridge

In accordance with the proforma, existing community

is 425m east. The Grade II listed clock tower at the

uses at West Street will be retained unless acceptable

Railway Station is a key consideration of this area’s

provision is made elsewhere (SA Objective 10).

proforma. In accordance with the proforma, the listed
building at West Street will be retained. Maidenhead

3.5.21 Each area of the growth location is considered to

Town Centre Conservation Area is in the centre of the

be within the target distance, and to have good access

area. Castle Hill Conservation Area is adjacent to the

to, a variety of both secondary and primary schools (SA

western end of the growth location and Maidenhead

Objective 12).

Riverside Conservation Area is 250m to the east.
Development of the growth location provides the
opportunity to enhance the setting of the historic assets
in accordance with Policy HE1 (SA Objective 6).
3.5.18 No areas of the growth location are located on
landfill or contaminated land. Aside from a small area
Saint Cloud Way that is classified Grade 4 Agricultural
Land; each area is entirely located within land classified
as urban. Being previously developed land this is
considered to be an efficient use of the Borough’s
resources (SA Objective 7).

3.5.22 Servicing and refuse are recognised as a key
consideration for Maidenhead Railway Station, West
Street and Saint-Cloud Way in the areas’ proforma (SA
Objective 13).
3.5.23 The Maidenhead Town Centre growth location
seeks to retain and expand employment provision in
the town centre, which is a crucial location for the local
economy. In turn, the location provides excellent access
to a range of employment opportunities for residents
that are easily accessible via sustainable transport.
Allocation of Stafferton Way, East High Street/York

3.5.19 All areas have local access to a GP surgery

Stream and Broadway sites, with each including

including The Cedars Surgery and the Claremont

employment uses, is anticipated to contribute positively

Surgery, which are adjacent to the Saint-Cloud

towards the local economy (SA Objective 14).

Way area. All areas of the Growth Location are also
considered to be within the target distance of St Mark’s
Hospital. Development of the Saint-Cloud Way area
would lead to the loss of the Magnet Leisure Centre in
the centre of the area, although in accordance with the
area’s proforma the adjacent medical centre will be
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3.6 Infrastructure Delivery Plan January 2018
3.6.1 The Council published an updated Infrastructure

enhancements for the station forecourt that will

Delivery Plan (IDP) in January 2018. Its primary purpose

transform the area and create a proper gateway to the

was to identify the infrastructure considered necessary

town centre;

to support the development proposed in the BLP and
to outline how and when this will be delivered. The IDP

•

from the station forecourt with an additional floor

plays a key role in demonstrating that planned growth

constructed on Stafferton Way multi-storey car park;

can be accommodated in a sustainable manner, through
the timely and coordinated delivery of critical and

Construction of replacement parking for that displaced

•

Traffic management improvements, including converting

strategic infrastructure. The IDP provides a strategic

Broadway to two-way operation and banning the right

overview of how and when key infrastructure will be

turn out of Queen Street.

required, highlighting schemes which may be required
to unlock development, and providing the basis for

2. Maidenhead Town Centre - Missing Links.

supporting the delivery and implementation of the BLP.

This scheme will connect the major development sites
at St Clouds Way and West Street and improve access

3.6.2 The Council’s strategy for infrastructure

for cyclists between North Maidenhead and the town

planning is to optimise existing infrastructure, direct

centre. It includes: improved paths across Town Moor; a

developments to the most sustainable locations, reduce

replacement pedestrian / cycle bridge link across Strand

the need to travel and seek new infrastructure where

Water; a largely traffic-free route through the St Cloud

required.

Way development; a toucan crossing over Cookham

3.6.3 The IDP identifies a number of key transport
related interventions linked to the town centre area
including:

£3.75 million of Local Growth Deal funding from the
Thames Valley Berkshire Local Enterprise Partnership
(LEP) towards a £4.5 million project to improve access
to and interchange at Maidenhead Station. The
project is needed to address the predicted increase in
passengers and vehicles accessing the station as a result
of modernisation of the Great Western Main Line, the
opening of the Elizabeth Line (Crossrail) and the possible
future construction of the Western Rail Link to Heathrow.
The scheme has four elements:
Construction of a multi-modal transport interchange on
Maidenhead Station forecourt to improve connections
between journeys made on foot, bicycle, bus, train, taxi
and car;
•

subway link under the A4; and improved public realm
and cycle route along King Street The route will connect
with the Maidenhead Station Access project, which

1. Maidenhead Station Access. The Council has secured

•

Road; improved paths across Kidwells Park; a new

includes banning the right turn out of Queen Street with
improved toucan crossings to the rail station with wider
approaches and a 300 space cycle hub.
Together with the existing shared use paths along the
A308 and Stafferton Way, the Maidenhead Missing Links
and Maidenhead Station Access schemes will go a
significant way to completing an inner ring cycle route
around the town centre and addressing the severance
caused by the A308 and A4 corridors.
The scheme is currently costed at £2.8 million with
£2.24 million of Local Growth Deal funding provisionally
secured from the Thames Valley Berkshire Local
Enterprise Partnership subject to satisfactory discharge
of conditions associated with the business case. The
Missing Links scheme is scheduled for completion by end

Improved pedestrian and cycle linkages between the

of March 2021.

rail station and the town centre, with environmental
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3. Waterways. The Maidenhead Waterway project

4. Car Parking projects. A number of parking projects

aims to restore and enlarge the neglected town centre

have been identified in the Borough Parking Plan.

channels into an accessible waterway for boating,

These include both permanent solutions in Windsor and

walking, cycling, fishing or simply interacting with

Maidenhead plus temporary solutions to accommodate

nature. The work involves selective widening of

shopper and commuter parking while Broadway Multi-

the narrower sections of the channel and dredging

Storey Car Park is redeveloped.

and lowering the bed to increase water depths. The
construction of a weir and a lock at Green Lane is to be

3.6.4 The IDP also sets out requirements for open

added at a later stage to allow larger boats to pass into

space, Sustainable Alternative Natural Greenspace

the town centre. The project is estimated to require

(SANG), education provision, primary healthcare,

between £7.7 and £11.5 million. This part of the project

sports and leisure facilities, emergency services,

will need to be integrated closely with regeneration

libraries, community facilities and utilities and hard

of the major development areas, particularly the York

infrastructure.

Road and Reform Road sites.

3.7 Retail and Town Centre Study December 2015
3.7.1 Cushman & Wakefield prepared a Retail and Town

3.7.3 The study suggests that the retail offer lacks

Centre Study for the Borough which was published

choice and individuality. To this end, information

in December 2015. It assessed the qualitative and

obtained on centre users’ views and behaviours

quantitative needs for retail development over the plan

indicated that users of Maidenhead Town Centre

period to 2031, to support and inform the retail and

would like to see a better range of shops (particularly

town centre policies of the emerging BLP. It considers

comparison retail), including a new department store.

how much retail development is required, of what type

Maidenhead Town Centre has relatively high, albeit

and when; and advises on the desired future mix of

declining, vacancy rates. A considerable proportion of

uses in the Borough’s centres and an appropriate policy

these vacancies are concentrated on Queen Street and,

response to this and provided a detailed assessment

somewhat surprisingly, the prime shopping areas of

of the different types of floorspace in the town centre,

the Nicholsons Centre and High Street. This serves to

vacancy rates, rents and yields, pedestrian footfall and

detract from the overall environmental quality of the

customer satisfaction.

town centre.

3.7.2 The study concluded that Maidenhead Town

3.7.4 The study proposes that the main areas for

Centre has seen a decline in its UK retail ranking,

environmental improvement include but should not

which indicates a strong need for investment and

be limited to Queen Street (a busy vehicular route

improvement to ensure the town centre’s vitality and

and the main pedestrian ‘gateway’ route into the

viability over the plan period. The recent acquisition

town centre from Maidenhead railway station) and

of Nicholsons Centre (by Vixcroft), and the developer

the pedestrianised section of High Street. Other

proposals for The Landing, was seen as an encouraging

qualitative needs to help ensure the vitality and viability

sign of investor confidence in the town, while the

of the town centre should include: securing new retail

arrival of Crossrail should act as a catalyst for further

development (capable of attracting modern retailers);

investment opportunities. It will be important to

the reconfiguration/reoccupation of prominent vacant

create the environmental conditions to optimise such

shop units in the prime shopping area; increasing the

opportunities. The town centre is represented by a

town’s family orientated leisure offer including food and

range of major and multiple retailers, most of which

drink uses; and better car parking facilities in and on the

are focused in the Nicholsons Centre and along the

edge of the town.

pedestrianised section of High Street.
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3.8 Housing: Housing and Economic Land
Availability Assessment (HELAA) 2018 (update
published September 2019)
3.8.1 The HELAA incorporates what was formerly known as a Strategic Housing Land Availability Assessment (SHLAA).
The HELAA is a technical study of all potential housing, economic and retail sites within the Royal Borough. It performs
the following functions: It identifies potential sites for housing, employment and retail uses from a variety of different
sources; it gives an indication of the potential overall scale of land that may be available for development; it looks at
their suitability for housing, employment and retail use, with likely timescales for deliverability. It does not make policy
decisions or allocate sites but informs plan making. A number of sites within Maidenhead Town Centre were included
and assessed as part of this process.

3.9 Employment: Supplementary market analysis
Employment Land Review January 2018
3.9.1 The analysis showed that the focus on the employment market in RBWM is offices rather than industrial, with
the industrial market being relatively small. The industrial market had seen no new build development for a number
of years whereas new build office development has been occurring in Maidenhead. Demand for office space in RBWM
is primarily from technology, media, telecoms and professional services. Whereas demand for industrial premises is
mixed but mainly for small occupiers. Rents and capital values means that both office and industrial development in the
borough is viable but faces competition from higher value uses such as residential. This compromises the market ability
to bring forward space to meet demand.

3.10 Waterways: Maidenhead Waterways
Framework Planning Brief 2009
3.10.1 The Maidenhead Waterway project aims to

Its purpose is to aid the restoration of the waterway

restore and enlarge the neglected town centre channels

including the achievement of the emerging Maidenhead

into an accessible waterway for boating, walking,

Waterway Project.

cycling, fishing or simply interacting with nature. The
work involves selective widening of the narrower

3.10.3 Eleven general development and design

sections of the channel and dredging and lowering the

principles for the waterway corridor were identified,

bed to increase water depths. The construction of a weir

namely: Development along the waterway corridor

and a lock at Green Lane is to be added at a later stage

should:

to allow larger boats to pass into the town centre.
3.10.2 The Maidenhead Waterways framework
planning brief (June 2009), provides a framework for
future planning decisions along the waterway corridor
stretching from the Cliveden Reach of the River Thames

•

provide and enhance the waterway setting;

•

provide quality buildings and spaces;

•

respond to the risk of flooding;

•

conserve and enhance biodiversity;

•

respond to historical features and their setting;

near Cookham, through Maidenhead, to Bray Marina.
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•

allow for or improve continuous walking and cycling;

•

provide and enhance accessibility to and from the
waterside;

2015 and Stage 1 is largely complete. £3 million of
funding for Stage 2 of the build was agreed in December
2015 and works are ongoing. With the Chapel Arches
development and Stages 1 and 2 of the waterway
build proceeding together as planned, the focus is now

•

improve the provision and quality of public spaces;

•

allow for the continuous navigation by craft;

•

provide or contribute to the provision of waterway

with regeneration of the major development areas,

infrastructure;

particularly the York Road and Reform Road sites.

turning to Stage 3 of the build along Moor Cut. This
part of the project will need to be integrated closely

Town centre redevelopments close to the waterway
•

provide for the maintenance of the waterway and

are expected to maximise opportunities to contribute

associated infrastructure.

to the overall achievement of the Waterway Project

3.10.4 The project is estimated to require between
£7.7 and £11.5 million. Stage 1 was costed at £2 million
and covers the section of York Stream between the
A4 and Great Western Railway. Works started in July

and wider rejuvenation. Within the wider town centre,
developments will be assessed to see whether a
financial contribution towards the project would be
appropriate.

3.11 Transport and Movement - Strategic Highway
Model Local Plan Assessment 2017
3.11.1 The Council’s transport policy is currently set

are cumulative in development growth and described as

out in the Local Transport Plan – a long term strategy

follows: Scenario A – includes the planned development

covering all forms of transport in the Borough. It has

outside the Borough as well as committed dwellings

five overarching aims, which reflect both local priorities

and employment within the Royal Borough of Windsor

and the Government’s over-arching principles which are

and Maidenhead but not the Local Plan Developments;

reflected in Policy IF2 of the BLP (Sustainable Transport)

Scenario B – planned development outside the borough,

below:

committed developments and Local Plan Development

•

To improve access to everyday services and facilities for
everyone;

•

To improve road safety and personal security for all

sites; Scenario C – Scenario B with mitigation measures.
3.11.3 The report concluded that there appeared to
be a step change in the traffic impacts at Scenario A

transport users;

compared to Base and then a further worsening of

•

To support sustainable economic growth;

development.

•

To improve quality of life and minimise the social, health
and environmental impacts of transport;

•

To mitigate and adapt to the effects of climate change.

the traffic impacts in Scenario B due to the Local Plan

3.11.4 This report demonstrated that network
performance becomes increasingly worse as additional
trips are accommodated in Scenario B, with full
Local Plan delivery in 2032. The introduction of

3.11.2 Using the Council’s Strategic Highway Model a

junction mitigation results in an improvement in

report was produced in June 2017 which assessed the

network conditions. This is reflected both in junction

impact that the BLP is likely to have on the highway

performance and travel times for a comprehensive set of

network. Three 2032 scenarios to represent AM peak

routes across the Borough, which results in betterment

and PM peak hours were prepared. The three scenarios

following the delivery of infrastructure improvements.
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3.12 Viability and Deliverability – 2017 Local Plan
Viability Update
3.12.1 The 2017 Local Plan Viability Update reviewed

as not being viable. In both cases the schemes generate

the comprehensive appraisal of residential and

a substantial Residual Value, however this is not over

commercial development viability and infrastructure

and above a benchmark land value that is assumed in

priorities that informed the Community Infrastructure

this area of Maidenhead. It is accepted that this finding

Levy (CIL) (effective from 1st September 2016).

of the Viability Testing does not fully accord with the

The Update reviewed the profiles of the types of

experience on the ground as flatted schemes are coming

development likely to come forward to take into account

forward in Maidenhead town centre, although there may

the requirements of the BLP. The Update also took

be reasons for their delivery, including, for example,

into account on-going changes in national planning

lower than benchmark land value expectations or the

policy regulations and guidance which may impact on

relaxation of a site’s affordable housing requirements,

development viability. This Viability Study assessed the

or the potential value growth associated with Crossrail.

deliverability of the development sites and the potential

The study indicates that high density flatted schemes

of CIL as a mechanism to fund, at least in part, the

in the town centre are likely to be challenging to deliver

infrastructure required to support the development set

when assessed under the requirements of the NPPF and

out in the Plan. The town centre is currently zero rated in

PPG. The reason behind this is largely in the land price

terms of CIL.

assumptions and the additional costs of building in the
higher formats. Having said this, these sites are coming

3.12.2 The Update noted that the two flatted schemes

forward as evidenced by the ongoing delivery of such

modelled within the Town Centre AAP area were shown

sites in central Maidenhead.

3.13 Public Realm Strategy
3.13.1 The purpose of the strategy was to:
•

Establish an overall concept and initial design solutions
for the town centre to enable a considered cohesive
approach to the regeneration of the public realm;

•

3.13.2 The approach taken for Maidenhead was to
define a palette of materials and furniture that are fully
coordinated in order to ensure a cohesive design. The
strategy goes on to provide detail on appropriate paving,
street furniture, lighting, vegetation (including street

Promote the town centre as a place to work, live and

trees) and events. It provides advice on how they could

visit;

be layered (design illustrations).

•

Improve the quality of the town centre;

•

Set the benchmark of quality and aesthetic, and provide
guidance for public realm projects within the town
centre.
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3.14 Green and Blue Infrastructure
3.14.1 The (currently draft) Green and Blue
Infrastructure Study provides a baseline of the current
green and blue infrastructure across the Borough and,
through a consideration of a number of opportunities
and challenges presents a vision and a series of
recommendations for the development of a Green and
Blue Infrastructure Strategy for the Borough. The study
highlights that whilst the Borough as a whole has high
quality and quantity of green and blue infrastructure
assets, there is a lack of connectivity between these
assets at the landscape, local and site level in relation
to both amenity and biodiversity networks. The
Study notes that the commitment to the delivery of
new strategic growth location in the BLP presents
an opportunity to introduce new green and blue
infrastructure that would not be possible without the
funding and design associated with new development.
It recommends that the strategic growth areas should
be seen as catalysts for bringing about high-quality
urban greening as part of the local network. Key
opportunities for green and blue infrastructure include:
•

New connections to join up amenity and biodiversity

•

Opening up of waterways;

•

Employing urban greening approaches such as green
roofs.

3.14.2 The study also identifies challenges including
one around ‘lines of severance’. It concludes that
linear infrastructure, such as roads and railways, pose
potential lines of severance through rural and urban
environments, thereby interrupting connections
in the green and blue infrastructure network. One
such example is the ring road circling Maidenhead.
Whilst crossing the road would require appropriate
engineering solutions, such as land bridges, there
are solutions that can capitalise on the ‘constraint’
posed by the ring road. The presence of the circular
infrastructure poses the opportunity for a ‘Green Ring’.
Future development located along the ring road should
seek to include green infrastructure, in the form of trees,
planting or green walls, fronting onto the ring road.
Likewise, the integration of street trees, hedgerows and
wildflower meadow verges/central reservations, into the
ring road would contribute to overcoming the challenge.

assets in a network;
•

Greening of private gardens;

3.15 Outcomes from Engagement
3.15.1 In order to better inform the preparation of

took place in the Committee Suite at Maidenhead Town

this study and understand stakeholder views & inputs,

Hall.

landowners, key stakeholders and local community
interests participated in initial engagement events in

3.15.2 The workshops provided an opportunity to bring

July 2019. An initial workshop was held with landowners

together a range of stakeholders to update them on

of the constituent sites, statutory consultees and

the work underway, to share the results of the site and

RBWM officers. The second workshop brought

baseline analysis to benefit from their local knowledge,

together individuals and local interest groups from

and to facilitate a discussion to help to inform a vision

the local community, especially those who had made

and set of objectives for the Strategic area. A detailed

representations on the submitted BLP. Both workshops

report of the workshops is attached at Appendix A to
this Study.
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Key Messages from the Workshops:
Landowners and Key Stakeholders session

of transport which could support reduced parking

3.15.3 A recurring theme in the discussions revolved

3.15.6 There was widespread support for trying to

around the need to improve connectivity and legibility,

increase the town centre offer beyond retail to increase

both within the town centre and to and from the rest of

stay time and particularly the night-time economy.

the town. Stakeholders considered there to be a need
to reduce reliance upon the private car and to reduce
the dominance of the major roads in order to provide
better walking and cycling access to the town centre
core as well as enabling access from the town centre to
nearby assets such as the parks. There needed to be
greater focus on highlighting the gateways into the core
as well as improving permeability, particularly around
the major shopping streets, which were not considered
to be particularly inviting currently. There was a
desire to see a focus in terms either of a town square
or alternatively a series of connected spaces with high
quality public realm and buildings that address these
spaces. The existing waterways were seen to represent
an opportunity to develop green corridors to improve
connectivity from north to south as well as providing an
attractive environment for both residents and visitors.
3.15.4 There was a desire to see higher density
housing with an emphasis on smaller units for young
professionals, the elderly with PRS as an important
tenure in the town centre core, with a greater proportion
of family housing on the fringes of the town centre.
3.15.5 Stakeholders considered that there needed to

standards, such as car clubs and bike share schemes.

Community session
3.15.7 There was a consensus that the town centre
offer needs to be improved to attract more footfall and
longer stay times. Whilst it was felt that there was a
strong presence of national retailers this needs to be
diversified into having more independent shops and
non-A1 uses such as bars and restaurants and leisure
uses.
3.15.8 It was felt that the town currently lacked a
central focus and that the town was not capitalising on
the quality of its heritage assets and traditional streets.
3.15.9 Whilst there was a wish to see better public
transport access and car share schemes available, there
was also a desire to retain and potentially increase car
parking available for those visiting the town centre.
3.15.10 There was widespread agreement that there
needed to be improved foot and cycle access both
within and to and from the town centre and that the
barrier that the ring road and railway currently provide
needs to be addressed.

be mechanisms in place to encourage alternative modes

3.16 Constraints & Opportunities
3.16.1 The review of the local plan evidence base

access to London and the wider south, which will

relevant to the study area and the discussions at

be improved further with the arrival of the Elizabeth

the engagement workshops have identified a range

Line. To the south of the area there is good access to

of strengths, challenges and opportunities for

the M4 and strategic road network. The study area is,

development here.

however, constrained by the surrounding roads which
act as barriers to pedestrian and cycle movements in

3.16.2 The transport network surrounding the study

particular and limiting access to adjoining area of open

area presents both opportunities and challenges.

space and the wider town.

Proximity to Maidenhead railway station provides
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3.16.3

There is widespread acknowledgement that

that, new developments are already coming forward

further investment and improvements to the town

and other proposals emerging which if implemented

centre are needed to enable it to make it a more

successfully provide opportunities to attract new

inviting and successful place, and to enable it to

people and improve the range of activity to help make

compete with other town centres and destinations

it a more enticing place. The high accessibility could

across the area. The scale of development proposed for

promote more sustainable ways of living with a greater

the study area in the BLP represents a challenge in that,

emphasis on non-vehicular movement.

it will continue to put pressure on the character and
density of development in the town centre. Having said

STRENGTHS

WEAKNESSES

Continued presence of major and multiple retailers.

Traffic congestion as a result of major roads running
through town centre.

A range of sites are available for regeneration with
developer interest to bring them forward.

Ring road acts as a barrier & poor pedestrian and cycle
links from remainder of the town and neighbouring
residential areas.

A compact town centre with close proximity of various
services and facilities

Lack of legibility within certain town centre streets.

Centrally located railway station with excellent wider
accessibility (including forthcoming Elizabeth Line).

Poor frequency and visibility of bus services.

Recent success in the form of high quality development
at Chapel Arches.

Railway embankment restricts access from the
southern part of the town.

Retention of historic fabric and street lines.

Parks are difficult to access from town centre core.

Excellent parks close to town centre.

Limited and dispersed evening offer.

Good quality mix of housing on edge of town centre.

The physical condition of a large proportion of shops in
the primary retail area.

Waterways that run through the town centre.

Relatively few independent shops.

Decline in town’s UK retail ranking.
Lack of biodiversity and green spaces within the town
centre core area.
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OPPORTUNITIES

THREATS/CHALLENGES

To accommodate new housing to limit the need for
greenfield land.

To balance current character and density of
development yet accommodate the quantum of new
development anticipated.

The Elizabeth Line will make Maidenhead town centre
more accessible from nearby towns and will present
Opposition to change may block or put of potential new
further opportunities, potentially acting as a catalyst for investment.
town centre development and improvement.
Developer interest and activity in bringing sites forward
can enable opportunities to bring about positive
change.

Crossrail may lead to town centre becoming a
dormitory location only.

Council ownership and appetite for regeneration can act
as a catalyst for better development quality.

Housing proposals may be of limited tenures and types
not addressing local need.

To incorporate perception of Maidenhead as a leafy town Negative impact from moving leisure facilities out of
coming right into the centre.
the town centre.
Higher density residential development can bring a
greater of quantum of people wishing to access town
centre shops and facilities, thus promoting sustainable
ways of living.

To reduce vehicle parking in the town centre in order to
encourage more cycling and walking.

To create several distinctive quarters within the town
centre.

To create a highway network that improves
connectivity and legibility without causing
unacceptable increases in congestion.

Improve biodiversity.

To overcome the traffic dominated environment.

Improve human health and wellbeing.

To be able to continue to attract new investment and
regeneration.
Viability.
Mitigating environmental impacts of further
intensification of development in town centre.
Ability to provide biodiversity net gain.
Avoiding people commuting to Maidenhead by car to
take advantage of Elizabeth Line.
To find the revenue funding to support improved bus
services.

3.17 The Challenge
3.17.1 Coordinating placemaking across Maidenhead

that look to Maidenhead to meet their retail, leisure

town centre represents a challenge, not only concerned

and employment requirements. The challenge is in

with delivering development in line with need and in a

reconciling a series of demands whilst at the same

sustainable and acceptable manner, but also in a way

time creating a place that is both attractive and vibrant

to ensure that Maidenhead town centre thrives into

and to do all of this in a sustainable way, creating high

the future. The heart of the town will need to evolve

quality, desirable and distinctive places which are easily

to serve the needs not only of existing local and new

accessible to all.

town centre residents, but also those of the wider area
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4. VISION & KEY PRINCIPLES
4.1 Introduction
4.1.1 Setting out an overall vision and set of principles
can help to establish strong foundations to ensure that
future proposals can deliver on local ambitions and
expectations.

•

relevant local plans and strategies;

•

the views of the local community;

•

the views of any other key stakeholders that may be
involved in or impacted upon, including Statutory

4.1.2 A key part of establishing a strong ‘vision’ is the

Agencies,

recognition and understanding of the benefits that
growth and new development can deliver, and the
objectives that could be achieved. It must look beyond
the boundary of any specific site in isolation and

•

matters relating to deliverability; and

•

the spatial context and opportunities presented by the
area in question.

recognise the wider influences and opportunities that
will inform the final outcome.
4.1.3 A vision should be put together collaboratively
between the key stakeholders and take the following
key elements into account:
•

4.1.4 The preparation of this Placemaking Study has
sought to take account of the above elements whilst
also recognising that much further work will be required
going forward to evolve and shape expectations as
the project moves through future planning and design

national planning guidance as set out in the National

stages. It is therefore anticipated that the Vision,

Planning Policy Framework, National Planning Policy

key development principles and any related policy

Guidance and other guidance produced by relevant

will continue to evolve and respond to changing

bodies;

circumstances going forward.

4.2 Vision
4.2.1 The Partnership for the Rejuvenation of

4.2.2 This was taken forward in the form of the

Maidenhead (PRoM), a cross party group with a majority

Maidenhead Town Centre Area Action Plan which also

of lay members representing local interests, was

incorporated a series of place and movement related

formed in 2008 under independent chairmanship to

objectives:

bring a wide audience to finding agreed solutions for
the regeneration of the town centre. The Partnership
set out an agreed vision as follows: “Maidenhead will
become the distinctive heart of the community, a
place that celebrates its green Thames Valley setting,
which is welcoming, attractive and accessible to all,
and provides a strong economic focus for the wider
community.”
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•

Improve the quality and provision of public
space by introducing new town centre spaces
through the redevelopment of what were described as
Opportunity Areas, improving the quality of existing
public spaces with a specific focus on the train station,
High Street, King Street, and Queen Street; and
ensuring that existing and new public spaces are safe
both throughout the day and evening.
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•

•

Introduce greenery into the town centre to

promote a people friendly town by establishing

reflect its Thames Valley setting by enhancing

a clear and legible hierarchy of movement and access

existing green spaces, introducing new green space

across the town centre; prioritising pedestrian and

through the redevelopment of Opportunity Areas, and

cyclist accessibility; eliminating unnecessary vehicular

improving accessibility and links between the town

movements; strengthening existing links to and within

centre’s green spaces, particularly Kidwells Park.

the town centre and creating new links where necessary.

Enhance and introduce the use of water by
strengthening the town centre’s links to the River
Thames, enhancing the quality and setting of the town
centre’s waterways, and increasing their accessibility
through the redevelopment of Opportunity Areas and
adjacent town centre sites.

•

4.2.3 The principles behind the vision and these
objectives remain relevant and as a result the Council
considered in the BLPSV carrying forward a number of
policies from the AAP into the BLP. These include:
•

Policy MTC 1 Streets & Spaces which focusses on creating
a high quality, pedestrian friendly and safe town centre

Promote higher quality built form by ensuring

environment.

new development achieves high standards of design
and sustainability, promoting landmark buildings at key

•

centre.

strategic and gateway locations, protecting buildings of
heritage value, and enhancing existing buildings in areas
that positively contribute to the character and identity of

•

Foster greater civic pride through the creation of the
town centre as a sustainable urban living environment

safe, green corridor through the town centre.
•

terms of urban design and architecture with a specific

the provision of community, cultural and leisure facilities

focus on the creation of a mixed use town centre

that support a vibrant, active and healthy community;

environment that is welcoming, safe and secure, durable

and the provision of high quality attractive and usable

and stimulating and which is also highly accessible and

spaces that enable the local staging of public events such

easy to move around.

as local markets and festivals.

Improve the identity and image of the town

•

entrances that will enhance the town centre’s image and

destination; ensuring that new development is attractive

identity.

and achieves high quality building design, providing

•

•

Policy MTC 8 Food & Drink encourages proposals for food

animated and safe streets and spaces; and enhancing

and drink establishments in Opportunity Areas and retail

the town centre’s arts and cultural offer.

frontages where they will not lead to an unacceptable
concentration, harm the town centre’s retail function, or

Optimise town centre accessibility by enhancing

have an adverse impact on the amenity or character of

the quality and functionality of key gateways; ensuring

the area.

that all transport infrastructure is well designed, safe
and accessible; and promoting better integration of

•

Policy MTC 5 Gateways Identifies gateways where
there should be an emphasis on creating high quality

centre by making it more of a shopping and leisure

public realm improvements that promote lively,

Policy MTC 4 Quality Design requires proposals to be of
high quality, contributing to an overall improvement in

characterised by a range of new high quality dwellings;

•

Policy MTC 3 Waterways seeks the improvement and
integration of the waterways to create a high quality,

the town centre such as High Street and Queen Street.
•

Policy MTC 2 requires greening throughout the town

•

Policy MTC 13 Community, Culture & Leisure supports

public transport facilities with a particular focus on

proposals for new or improved community, cultural

utilising the train station as an integrated transport hub

and leisure facilities within the town centre which meet

with strong connections to the town centre.

the needs or aspirations of residents and visitors and

Reduce pedestrian and vehicular conflicts, and
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permitted where it can be demonstrated that either:
a) There is no longer a need for the building or land to

Town Centre Vision

be retained in community, cultural or leisure use; or b)
Acceptable alternative provision is made.

Maidenhead town centre will be a major focus of
sustainable growth, supporting its important role within

4.2.4 The BLP seeks to promote the vitality and

the wider Thames Valley and becoming a successful,

viability of town centres so that they are at the heart

distinctive and desirable town. It will capture the

of their communities and to promote the town centres

benefits of its compact town centre to become a vibrant

of Windsor and Maidenhead as the principal locations

destination for residents and other town centre users

for office, retail, tourism and leisure development.

and will exploit the many opportunities that exist for

Policy SP1 states that new development will largely be

enhanced green and blue infrastructure and biodiversity

focused on the strategic growth location of Maidenhead.

gain to establish a distinctly green identity to the town

Maidenhead town centre will be a major focus of

centre, reflective of, and integrating with, its green

sustainable growth to support its important role within

surroundings.

the wider Thames Valley. Higher intensity development
will be encouraged within and near to Maidenhead town

The Council has committed to become a zero carbon

centre to make the most of the town’s transport links,

Borough by 2050. In the town centre more sustainable

and to take advantage of the Elizabeth Line connections.

patterns of living which will quickly emerge as
residents and other town centre users are enabled to

4.2.5 Whilst the BLP sets out more detailed

make instinctive choices in favour of reducing their

requirements for development in Maidenhead Town

environmental impact. The choice to live in and come

Centre in particular through the specific Policy MTC3,

to Maidenhead will be a choice to act more sustainably

this Placemaking study seeks to set out to review and if

and with this will come the opportunity to live better,

necessary develop an updated vision and development

more sociably, more connected and more healthily.

principles that can be taken forward.

These changes will come about through the pro-active
collaboration of a wide range of interested parties,

4.2.6 A potential emerging Vision for Maidenhead Town

including regulatory bodies, statutory authorities and

Centre is set out below:

various other stakeholders, encouraging and facilitating
major change in both behaviour and aspiration.

4.3 Development Principles
4.3.1 Development in Maidenhead town centre will

4.3.2 It is considered that the principles set out at

need to integrate the best of landscape and urban

paragraph 4.2.2 of this study are still appropriate

design, to create a distinctive and modern place that

and if applied successfully will help to deliver quality

local communities can be proud of and within which

placemaking outcomes. The overall approach will need

economy and ecosystems are complimentary and can

to accord with these objectives as well as the following

thrive. The overall approach to the area will need to

high-level principles:

come forward in an integrated and comprehensive
way, guided by a strong overall framework and a long

•

To create a thriving town centre with multi-faceted
functions of housing, retail and leisure and other

term approach to secure design quality throughout the

services.

planning and delivery process.
•

To assimilate high quality new development into the
historic pattern of streets.
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•

•

To create a network of connected streets and spaces

4.3.3 The Council has passed a motion declaring an

with continuity of public realm which breaks down

environmental and climate emergency. Amongst the

existing physical barriers to movement and improves

associated resolutions the Council will establish a

legibility.

Cross-Party Working Group to undertake an in-depth

To create high quality public spaces that create
landmarks and destinations within the public realm.

•

To capitalise upon the many opportunities within the
public realm and in land in private ownership that exist

formulate, consult and agree on a net Zero Carbon Royal
Borough of Windsor and Maidenhead by 2050 Strategy in
consultation with local stakeholders and partners.

for enhanced green and blue infrastructure, to establish

4.3.4 The Council also resolved in the interests of

a distinctly green identity to the town centre and to

encouraging biodiversity, to:

better integrate the centre with its green surroundings.
•

review of the council’s current carbon footprint and to

•

Less frequent mowing of grass verges to encourage

To reduce reliance on the private car to enable a less

wildlife friendly grasses and flowers and of parks and

vehicle dominated environment that integrates the town

open spaces to encourage biodiversity, whilst being

centre with its surroundings.

cognisant of health and safety issues insofar as traffic is
concerned.

•

To improve pedestrian and cycle connectivity and
quality of public transport provision.

•

The introduction of wildflowers to cheer up targeted
barren sites within the borough.

•

To integrate and celebrate the town centre’s key open
•

spaces.

The introduction of drought resistant insect friendly
plants in key roadside areas.

•

To create quarters with their own distinctive character
that promotes the identity of Maidenhead.

•

To improve public transport.
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5. PLACEMAKING APPROACH
5.1.1 The preceding sections of this study have

updating of that work and in particular, that which was

considered the context and key issues that will inform

contained within the AAP.

and influence the approach to the future for the
Maidenhead Town Centre Area and begin to set out a

5.1.3 Drawing the various influences and

vision and set of guiding principles.

considerations together has enabled an assessment of
how best to bring forward a spatial approach across

5.1.2 A number of the documents referred to in the

the area as a whole, including the form and function

evidence review have offered guidance on the issues

of different spaces, the wider scope of uses and the

facing and the future direction of the town centre. This

role that the town centre area will play as the heart of

study needs to be viewed as a continuation of and

Maidenhead into the future.

5.2 Placemaking Concept Plan
5.2.1 The preparation of an overarching Placemaking

legibility, connections within and to and from the area

Concept Plan is based upon an understanding of the

and character and distinctiveness, with examples of

character and functioning of the town centre. It builds

distinct character areas identified. Beyond the core

upon work previously carried out and provides an up

there is a focus upon overcoming the traffic dominated

to date assessment, fully cognisant of the fact that

environment, the identification of gateways and the

town centres are dynamic places, where changes in the

greening of corridors and streets that are convenient

public’s attitude to retail and leisure in particular have

and attractive for all users.

changed dramatically in recent years having a radical
impact.
5.2.2 The delivery of the allocations in the BLP will
increase overall levels of activity in and the population
of the town centre considerably. As development
pressure increases, the primary purpose of an
overarching placemaking strategy will be to ensure that
individual developments contribute to the overall sense
of place and structure of the Town. The placemaking
objectives within the Town Centre will need to focus on
ensuring that the town centre is a convenient, successful
and attractive place to live and to visit.
5.2.3 The placemaking approach considers three
spatial areas and identifies interventions appropriate
in each as identified in the Placemaking Concept

Figure 6: Placemaking Concept Plan

Plan (Figure 6). For the town centre core these are
themed around public realm continuity, creating
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5.2.4 The Placemaking Concept Plan defines 3 distinct

•

Town Centre Fringe: Beyond the ring (and perhaps

spatial areas within which different challenges and

to an extent because of it), the fringe of the town is not

opportunities exist:

subject to the same development pressure as within

•

Town Centre Core: Maidenhead has a compact
town centre. This is a positive characteristic of the
town centre which can become its strength as easy
pedestrian movement around the town centre and the
close proximity of various services and facilities make
for a successful and sustainable place to live and visit.
However the road, rail and waterway corridors have
a negative influence and the core town area is in a
‘strangle hold’ by the ring of barriers which surrounded
it.

•

the Core Town Centre area. There exist a number of
established neighbourhoods within very close proximity
to the town centre, but whose direct and convenient
access to the town centre is denied by virtue of the same
ring of barriers constraining the Town Centre. The area
comprises several very good quality residential areas
which have good housing mix and are well cared for by
residents. However, their function as sustainable places
is restricted by the limited access and integration which
is afforded them with the Town Centre. Each exists as
a reasonably distinct entity, being bounded one from

Town Centre Ring: The Ring area comprises the

another by roads, or other barriers. However, these

road corridor to the north and west of the Core Town

areas are not beyond the effects of the development

Centre area, the railway embankment to the south

pressure within the Town Centre area. Increasing car

and the Strand Waterway to the east. Each of these,

traffic into the Town Centre causes congestion and

in their own way, present a barrier to movement

traffic improvements have to date been concentrated

between the Core Town Centre and the wider area. The

upon increasing capacity for the car, widening

realisation of the Town Centre Core as a sustainable

highways and enlarging junctions. The placemaking

centre incorporating new residential communities and

strategy in this area seeks to bring about a widespread

other uses continuing to serve existing communities

series of small improvements which cumulatively

around Maidenhead as a whole relies on fundamental

improve the sustainability of the area by improving

improvements to the character, function and use of

legibility and reinforcing existing sense of place and

the Ring. This area establishes a perimeter to the Core

by realising opportunities to integrate better with the

Town Centre area for nearly all people, using, visiting

town centre. These improvements should be defined

or living in Maidenhead. It is the first impression and

and developed in more detail in the Supplementary

obstacle as they approach the town centre. The true

Planning Document.

qualities of Maidenhead are not reflected in and around
this space and the key opportunities of the Town Centre
to flourish and become a sustainable centre accessible
and identifiable as an attractive, desirable place are
missed. The focus of placemaking here are strategic
moves to reconnect the town with its hinterland, to
reverse the negative effects of the dominance of the car

5.2.5 Whilst the placemaking strategy considers these
areas as spatially separate for clarity, the success of the
strategy relies upon action across the area as a whole
and also adjoining areas of change, including South
West Maidenhead, such that improvements in each area
compliment the others.

and reprioritise pedestrian and cycle movement into
and out of the town. By doing so this will significantly
improve the quality and safety of the environment so
that it is representative of the town’s identity.
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5.3 The Town Centre Core
Public Realm Continuity
5.3.1 Within the Town Centre Core there is a good
network of streets. Although the effectiveness of the
network has been frustrated by highways interventions
and traffic controls, the town centre on the whole has
retained its historic street network and development
blocks largely conform to a size and form which lend
themselves to a walkable town centre. More recent
development has continued this trend with land
ownership being a positive restraint on the ability of
development to encroach beyond the prevalent street
pattern. Whilst the regularity of streets and a mix of
E-W and N-S routes exist through the town centre area,
there are a series of insurmountable obstacles to people
movement within the town centre. The town centre
itself is encircled by a series of barriers (dealt within
under the subsequent section ‘The Town Centre Ring’).
In addition, within the town centre core itself there are a
series of barriers to movement:
•

The Nicholsons Shopping Centre Development Block;

•

The David Lloyd and Odeon retail/office/leisure block
with underground car parking;

•

the public realm can contribute fundamentally to the
town’s identity.
5.3.3 To improve the continuity and quality of the
public realm within the core town centre area the
following components should be considered as part
of the context of any individual proposal and where
possible interventions incorporated into development
proposals.
5.3.4 Most of the existing most significant corridors
through the core town centre area run from east to
west. Historically the town was formed along an
east-west axis. Reinforcing these corridors as primary
sustainable routes, creating legibility through the core
town centre area would help to re-establish the identity
of the town. The east-west corridors are: the High
Street - Bridge Street - Moorbridge Street; Broadway;
York Road and Stafferton Way. Whilst each corridor may
vary in character, individually the corridors should have
continuity along their length. This may be achieved
by the use of paving materials (with reference to the
Borough Paving Guide), the use of street furniture, the
use of planting and street trees and considering an
overall strategy for on street parking which incorporates

Impermeable residential areas to the south east of the

a variety of solutions, suitable to the street and

town centre core arranged predominantly as cul-de-

situation. In the case of the High Street - Bridge Street -

sacs.

Moorbridge Street, traffic, pedestrian and cycle priorities
vary along its length and as a result this corridor

5.3.2 Despite the frequency of streets and their

comprises several distinct parts which require different

orientation, the quality and continuity of routes

approaches to traffic management. Despite this, efforts

around the core town centre area needs improvement.

should be taken by all development around this corridor

Problems include narrow footways, dominance of traffic

to contribute to the continuity of the route overall

and on-street parking, a one-way system/pedestrianised

by ensuring coordination of building line, pavement,

area impermeable to cyclists, lack of public space and

street trees and other elements which contribute to

poor-quality public realm. Far from just a means of

the continuity of the streets. Building form addressing

accessing different buildings and locations within the

these routes should prioritise the main corridors as

town centre, the streets, footpaths and spaces need

primary frontages, with development designed to

to be considered more holistically as public realm for

reinforce the street scene and deal with side streets or

use by all people and for their potential for biodiversity

other connections as secondary, less important and less

gain and the support they can provide through various

prominent frontages. This is dealt with in more detail in

greening opportunities, for a variety of spaces within the

the ‘Creating Legibility’ section of this study.

town centre. As a coordinated and high-quality network,
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Enhancing existing public spaces

•

The High Street pedestrianised area functions as a
linear public space. Upgrades to paving, introduction

5.3.5 The Core Town Centre incorporates a number of

of street trees and high quality furniture have all helped

small but important existing public spaces. In addition

to increase use of the high street as a public space as

to defined spaces, some streets and areas of public

well as a retail environment. A programme of events,

realm function as public spaces and improvements to

including markets which could be coordinated with

these areas should reflect this role. All streets and spaces

other town wide events would help draw people into this

should be considered for the opportunities they provide

space. Where there are opportunities to create new links

to achieve the greening of the town centre core area.

onto the High Street, e.g. through a newly development

Integrating biodiversity gain across the town centre core

Nicholsons Centre, signage and public realm design,

with links and connections in free infrastructure into and

which compliments existing waymarking should be used

around the town centre improves the ecological function

to make navigation easy. Key gathering points along the

of the area, but also underpins the town’s identity as a

High Street, including those already popular for outside

green place, and its attractiveness as a place to enjoy.

eating and drinking, may be identified as locations for

Potential interventions should include, but are not

street furniture and individual trees and these should be

necessarily limited to, the following:

coordinated with new development and the location of

•

designed and serves a function as a day time location.

•

new connections.

The plaza adjacent to the Sainsbury’s store is robustly
•

The High Street at York Stream and the area of public

However, it lacks any out of hours activity and as a result

realm around the bridge is emerging as a desirable

can feel an inhospitable place and has become a hot spot

destination. The area of public realm on the north of

for crime. Its enclosure which is to its favour during the

the street outside of the Bear public house (benefitting

day, becomes a negative aspect at other times, where

from being south facing) has benefited from the

buildings do not provide overlooking and security to the

narrowing of the carriageway, removal of car parking

space. Improvements could include the introduction

and the introduction of new street trees and furniture.

of ground floor uses around the space and along

Encouraging more ground floor food and drink outlets

Providence Place; the introduction of a cafe or a bar kiosk

along the stretch of road will consolidate the role of this

within the space to create more activity and promote the

area in the evening and weekend economy. Further

square as one of several eating and drinking destinations

improvements in the long term may include upgrades

within the town; more strategically the space could

to paving materials and the consideration of pedestrian

benefit from the opening up of sight lines to the north

priority spaces west of the bridge. The building to south

(over and beyond the ring road) and to the south along St

and east of the bridge successfully encloses the corner

Marys Walk. In this way the space can contribute to the

of the High Street and York Stream and development

wider legibility of the town;

coming forward as phase 2 of the York Stream

The new open space to the east of St Ives Road alongside
the York Stream is a success serving office workers
(including staff from the Town Hall) and residents of
the adjacent apartments as well as being used as a
thoroughfare. The success of this space and the quality
of its design could be extended to incorporate the

development to the north of the High Street should seek
to do the same on the north side of the road, defining the
area of public realm between the bridge and the Bear as
a distinctive place.

New public spaces

section of St Ives Road which runs alongside the space.

5.3.6 In a similar way to landmark buildings contributing

Promoting the space for events, which encourage the

to the legibility of a place, high quality public spaces

collaboration of surrounding food and drink businesses,

help create landmarks and destinations in the public

could help underpin the emerging identity of this new

realm and should incorporate significant tree planting

part of the town around the York Stream.

(large quantity and mature species) and other greenery
to promote a new green identity in the town centre core
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and to establish biodiversity as a key characteristic of the

5.3.7 New site allocations and windfall sites may present

town centre environment. Three new spaces are already

other opportunities for new public open spaces and

envisaged within emerging proposals for development

greening. The role of these should be considered as

across the core town centre area:

part of an overall strategy and network of green streets

•

A new plaza to the north of York Road, next to the library
a part of the York Road comprehensive regeneration
proposals; This space is positioned to have a more open
aspect than other small spaces in the town. It is south
facing and surrounded on 3 sides by roads with the
library to the north. The design of surrounding streets
should be considered as part of the public realm design
to ensure that the space can be integrated with the
surrounding streets and easily accessible to surrounding
development. Car parking at the edges may contribute
positively (by encouraging footfall through and around
the space), or alternatively it could impact negatively on
the setting of the space.

•

A new area of public realm outside the railway station,
reaching across the A308 (Braywick Road); Priority should
be given to pedestrians and the desire line towards
the town centre and the corner of Queen Street be well
demarcated. Removal of metal barriers and central
reservations will help free movement of people across
the road and tree planting throughout the space will
improve the character and can assist with structuring
the space. Whilst it is unlikely that traffic signalisation
can be removed entirely with the current expectation of
access to the town by car, the design of the space should
anticipate the possibility that changed traffic priorities
will be possible in the future as and when the reliance on
the car reduces.

•

A new public space as part of proposals to redevelop and open
up the Nicholsons Centre site may not seem to be a prominent
space in terms of the wider network, but it can capitalise on
its location by creating a sense of discovery among the fairly
dense development of the reimagined Nicholsons Centre
development. The design of the space should be careful not
to suffer from microclimatic issues related to spaces enclosed
between taller buildings (overshadowing and wind tunnelling).
Its design also provides an opportunity to compliment the
architecture and with the potential for this area to become
a mixed-use development, the space must consider its joint

and spaces throughout the Town Centre area and the
contribution they can make to the integrations of Green
Infrastructure and Biodiversity gains within the Town
Centre.
5.3.8

Maidenhead benefits from having a compact

town centre and there are a variety of areas within the
core town centre area which could emerge as distinct
places within close proximity of one another. Because of
this there is little justification for one single civic space
to be promoted as the focal point of the town. Rather, a
series of smaller spaces can serve to promote the variety
within the core town centre area. It is important each
space finds its own character relating to the surrounding
uses, users and function of that particular part of town.
A different approach to design and specification should
be taken in each of the spaces to ensure they are distinct
from one another.

Creating legibility
5.3.9 The town centre core comprises a series of blocks
whose scale generally lends itself to it being a walkable
town centre. Once currently planned development has
taken shape, a variety of different character areas will
emerge within the town centre.
5.3.10 While these are all within easy reach of one
another, moving freely around the town centre currently
can be confusing. Clear way marking, landmarks and
a sense of direction are not helped by the definition
of private and public space in places. Providing key
landmark buildings and spaces, including tree lined
streets and key green features in specific locations would
help improve the legibility of the place and repair to the
block form by the reinstatement of the traditional street
layout (particularly to the north and the west of the core
town centre area) in the long term would help structure
the core town centre area, connecting the different areas
and assisting people to find their way around more easily.

role as a retail destination and also as a space for use by the
emerging local community of residents.
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Figure 7: Creating Legibility

5.3.11 The emergence of ‘superblocks’ which host

5.3.12 New development in the locations around the

supermarkets, multi-storey car parks and combined

north and west of the core town centre area should seek

office complexes, have, for a variety of reasons, meant

to reverse the trend of the ‘superblock’ and consider

that even for short journeys, driving is often favoured

building form which creates blocks of a maximum of 60-

over walking or cycling. These large sized blocks, up to

80m along any edge and which have regular entrances

200m along any edge, can prohibit free movement of

along the street.

pedestrians and cyclists through the core town centre
area and even when pedestrian links cut through

5.3.13 Structuring of views and landmarks around the

these blocks, they tend to be hidden or perceived as

core town centre area will also improve legibility. This

threatening environments which are undesirable to use

includes, creating new views where new development

particularly outside of daylight hours. These blocks

offers the opportunity for a new block form to emerge,

also tend to promote an enclosed internal environment,

positioning of landmark buildings within key views, and

accessed via a single entrance, resulting in little

framing of views using the building form along streets

interaction between inhabitants of the building and the

including tree lined streets to direct views and create a

outside space.

sense of destination along and at the end of streets.
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A Connected Town Centre

Figure 8: Town Centre Connectivity
5.3.14 There are a series of routes which are secondary

favour of buildings being positioned towards the front of

to the E-W corridors considered as key public realm

their plots.

opportunities already discussed. These comprise existing
routes, whose integrity and character can benefit from

5.3.16 Included in these primary north-south routes

improvement, and new routes, whose installation can

are the two eastern waterways which provide a

contribute to connecting areas of the town centre to one

contrasting type of environment to other streets and

another and connecting the town centre to its hinterland.

routes. Improvements to York Stream have resulted in

Many of these routes are within areas allocated for

an attractive and well-maintained pedestrian and cycle

development within the town centre. Others may rely

route which connects north to south across the core town

on the potential for sites coming forward and considered

centre area. It offers a multitude of links and connections

solely through the development management process.

within the core town centre area, but also extends to the

In any case, these opportunities should be harnessed for

north and the south of the town offering longer distance

the strategic value they offer in connecting the town.

connections to Bray in the south and Cookham in the
north. Strand Water, further to the east, remains a back

5.3.15 In terms of primary north-south routes, whilst

water. It is enclosed along most of its length by the rear

these are well established, they are the most disjointed

of houses and industrial buildings at the Reform road

across the core town centre area and the quality of their

industrial estate. This route has the potential to provide

environment needs improvement to ensure the safety of

another very attractive and functional pedestrian and

all users. The lack of continuity and quality is a result of a

cycle route and provide connections into adjacent

variety of factors, such as the layout of buildings, with in

sites as they come forward for development. Efforts

some cases the rear and sides being orientated towards

should be taken on sites adjacent to the Strand Water

the street. Where new development comes forward

to establish the route as an accessible pedestrian and

which is located along these north-south routes, extra

cycle thoroughfare, and use building form to overlook the

care should be taken to consider how they can contribute

route, creating frontage and entrances to the route.

positively to the continuity of the route by creating
frontage to the street, balancing creating street enclosure

5.3.17 Other secondary north-south routes across the

with achieving a well-proportioned street. Car parks and

town centre can be improved through a combination of

servicing at the front of buildings, should be avoided in

public realm improvements and building interventions.

43

Maidenhead Town Centre Placemaking Study
Royal Borough of Windsor & Maidenhead Council

September 2019

The scale of development alongside these routes

character of these streets can be improved. Where

should be less than that along the primary routes to

routes are pedestrian only (e.g. between buildings

reflect their difference in significance. These routes

along the High Street) entrances and windows should

tend to be narrower and as such the carriageway and

be integrated to overlook the routes and create natural

pavement spaces should be correspondingly narrower.

surveillance. Lighting and sightlines along these routes

Opportunities for street trees is limited, but where

will also be an important consideration in their safety

possible individual trees along with single architectural

and desirability.

features are good ways in which the legibility and

Character and Distinctiveness

Figure 9: Character and Distinctiveness
5.3.18 The Placemaking approach defines a number

rail with stations becoming a meeting point and focus

of particular areas which offer opportunities to support

of activity in towns and cities. Maidenhead can benefit

individual character and distinctiveness within the town

hugely from the arrival of Crossrail and the increased

centre.

footfall this will bring to the town. The Railway Quarter

Railway Quarter
5.3.19 The Railway Quarter area offers a significant

should capitalise on the opportunity to give a good first
impression to visitors and instil a sense of pride among
those returning home to the town.

opportunity to promote the identity of Maidenhead as

5.3.20 The area is characterised by it being an

an attractive green, vibrant place. Station forecourts

interchange so there is little expectation from users

are increasingly becoming successful, sociable places

that any significant amount of time should be spent

in their own right as more people choose to travel by

here. The area should be highly legible so that on arrival
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and departure people can gain an immediate sense of

area, although the definition of the area and sense

direction and navigate to their destination easily. Long

of direction is greatly helped by Berkshire House to

sight lines are important between the town centre and

the west (approx. 14 storeys) and the new Chapel

the station. Easy access to buses, taxis and cycle storage

Arches residential units with ground floor restaurant,

should be a priority in the space directly outside the

positioned on the east bank of York Stream (6 storeys).

station.

Variety in the building form, but continuity of building
line along streets in this area are particularly important

5.3.21 Structural tree planting can be used to

in terms of its legibility. Views to the north and south

compliment the built form, define public realm and

off of the High Street, some of which are also pedestrian

highways functions and announce the town’s green

connections, also provide a distinct sense of place in

identity. New development can also contribute to

contrast to that of other areas around the town.

the legibility and structure of the place. Continuous
elevations and corner features on buildings surrounding
the station should help create a civic quality to the

High Street Quarter

place. One off landmark buildings and building features
in key locations immediately adjacent to the station and

5.3.24 The High Street is currently an attractive location

on the corners of Queen Street with the A308 and Key

within the town centre and comprises a series of

Place would help define the route between the town and

contrasting and distinct character areas. It includes one

the station.

of only a few traffic free spaces within the town centre,
secluded spaces as well as busy vibrant spaces. It fulfils

York Road Quarter

a number of functions along its route and interventions
and new development along the High Street should
reinforce and celebrate variety of character along its

5.3.22 The York Road Area will become a primarily

length. However, it is threatened by higher numbers of

residential area characterised by its good connectivity

vacant retail units associated with wider retail trends.

and integration with the surrounding town centre

This would be detrimental to it being a desirable

areas. It will be a distinctive urban neighbourhood with

destination (whether for retail or simply as a public

opportunity for living in a very sociable environment.

space). The success of it as a space relies on active

The expectation will be of low car ownership and it is

ground floor frontages and the maintenance and upkeep

therefore important that every effort is made to create

of the variety of building forms and ages (the basis of its

safe and desirable pedestrian routes to and from the

eligibility as a conservation area). The ability of retail

area and that easy convenient access to public transport

uses to provide this activity at ground floor may in the

is promoted.

future be limited, especially with proposals of additional
retail accommodation within a redeveloped Nicholsons
Centre area. Other opportunities to maintain activity at

York Stream Quarter

ground floor should be explored but will need to align
with policy requirements as being set by the BLP.

5.3.23 The York Stream area, straddling the High Street
is emerging as an attractive waterside and mixed use
environment. It combines residential with ground floor
eating and drinking outlets arranged around generous
and varied areas of public realm. Development does
not generally exceed four storeys currently in this
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5.4 The Town Centre Ring
5.4.1 The area immediately encircling the core town

5.4.4 Fundamental steps need to be taken to address

centre fundamentally influences the function of the

the lack of integration between the core town centre

town centre. For the latter half of the twentieth century,

area and areas of the town immediately adjacent

the road around the west and north of the town centre

and overcome the traffic dominated environment.

has provided the main structure and general boundary

Consideration of the necessary steps required to achieve

to the town centre. The area is identified specifically

mode shift in the town centre should be considered.

in this Placemaking Concept Plan in order to draw

The compact nature of the town centre with its variety

attention to its importance in the wider strategic

of facilities, increased density residential development

placemaking priorities for the town. Maidenhead can

and the proximity of many residential neighbourhoods

be described as a tale of two towns, that within the

to it creates a recipe for a sustainable town. In order to

core town centre area, and that outside. The dividing

capitalise on many of these assets, various approaches

features creating the separation of these two entities

can be taken to reducing the dominance of the traffic

are a series of barriers which together make up the area

within the Ring. These could include:

described here as the Town Centre Ring.

•

width and reducing the space taken by junctions,

5.4.2 There are opportunities within this area to greatly

particularly the Kidwells roundabout and the St Cloud

enhance the integration of the town by connecting the

Way roundabout and the balance of these opportunities

wider town back to the core town centre. There are

with the need to attend to congestion, air quality and

also opportunities within the corridor to contribute

safety.

significantly to the identity of the town through the
greening of the corridors, making capacity, not for
more traffic, but for biodiversity gain. The emerging

•

Increase the provision of cycle facilities and safe
cycle routes and the provision of public transport

green identity of the town centre core could be better

(including identifying funding opportunities) as part of

integrated the surrounding existing green and blue

a coordinated longer term approach to provide viable

assets of the wider town.

alternative choices to using the car for journeys in and
around the town.

5.4.3 To achieve these things there needs to be a
fundamental shift in the approach to the corridor from

Investigating the feasibility of reducing carriageway

•

Where development opportunities arise, ensuring that

that of simply maintaining a highways function and

they include a positive outward facing elevation, with

increasing capacity for the car to that of one which

entrances and frontage which overlooks the corridor

acknowledges the wide variety of functions this space

and creates landmarks which are visible and in strategic

has in connecting communities, achieving biodiversity

locations to the routes approaching the town centre.

gain and connecting habitats, facilitating the local
economic function of the town centre for its most

•

realm design around in this area, reducing barriers

proximate neighbourhoods, and as public realm. As

to pedestrian movement and taking opportunities

with all urban areas, the challenge of reducing car use

to manage traffic passively through the change in

is becoming more pressing by the day. Maidenhead’s

priorities of road users (pedestrians first, motor vehicles

Town Centre Ring area represents a key opportunity to

last) shared spaces, simplified junction designs, at grade

make a shift in the town’s approach to climate change,

crossings, features and carriageway narrowings.

but also an opportunity to create more attractive,
satisfying and distinctive environments than that which
is experienced currently.

Develop a coordinated approach to the public

•

Look for opportunities to reclaim land currently in
highways use for pedestrian and cycle use, green
infrastructure and to contribute to civic quality of the
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Greening of Corridors

Figure 10: Green Approaches
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•

town centre area as a whole. Maximising pavement

of its residential neighbourhoods. The reality in terms

widths and increasing the space for crossings reduces

of the Town Centre is, however, a different story. Many

the need for elaborate safety measures such as lengths

of the treelined streets, and the greenness of residential

of barriers, signage and other street clutter.

areas stop abruptly with little or no trees or planting

Seek every opportunity within public realm and private
development projects to introduce new tree planting
and greening which contributes to an overall enhanced
and connected network of green infrastructure and
habitats.

throughout the area of the Town Centre Ring. Whilst,
the width of the road corridors around the town allow
the potential for a number of approaches to street tree
planting, the introduction of trees should be considered
in the context of a wider strategy for the improvement
of the public realm throughout the town and the
connectivity and integration of green infrastructure and

5.4.5 References to Maidenhead’s identity often

biodiversity gain. Tree planting should be coordinated

begin with descriptions of the green setting, the green

across the variety of potential developments.

approaches to the town and the leafy character of some

Figure 11: Pedestrian and Cycle Connectivity
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Crossings

gateways to the town. These have tended to consider

5.4.6 Pedestrian and cycle connectivity between the

approach roads. Despite some development having

Town Centre Fringe and the Core Town Centre area

taken place in a handful of locations, there remain

is primarily currently by subway and occasionally

significant opportunities for improvement in all of these

by at grade crossings with central reservations due

locations.

the width of the highways in this area. This type of
crossing, despite it being inherently safer, generally
dissuades people from choosing to walk or cycle. The
use of underpasses and long wait crossings with central
reservations sends a clear signal to pedestrians and

the approach to the town by car along the main

5.4.11 Without fundamental changes to traffic priorities
at these gateways there will be limited opportunities to
effect significant change to the perception of the town
where the predominant function of these gateways

cyclists that vehicles are the priority consideration.

remains to manage traffic. The feasibility of reclaiming

5.4.7 There are a number of opportunities around

St Cloud Way) roundabouts should be explored. Any

the ring to explore the possibility of reintroducing at

assessment of costs which includes a traffic impact

grade crossings. Not only will these begin to redress

assessment should also include the assessment of social

the balance of priorities around this area of the town in

and economic benefit to a town centre which as a result

favour of pedestrians and cyclists, it will also provide the

will have improved connectivity, prioritised pedestrian

opportunity for some high quality public realm design,

and cycle access, and is promoted at its primary

increasing the legibility of the perimeter of the town

gateways as an attractive, desirable and safe place.

centre and improving the quality of the environment
and the perception of the town centre. Furthermore,
at grade crossings, coupled with consideration of the
building form around these locations can also have a

land and restructuring (in particular, the Kidwells and

5.4.12 In addition to these gateways located at the
primary vehicular routes there are also a series of
gateways relevant when approaching the town by

positive influence on traffic speeds.

other means of transport, by train, on foot, or by bike.

5.4.9 More direct routes for pedestrians and cyclists

primary vehicular gateways, the multitude of other

between the Fringe and the Core town centre facilitates

gateways can gain great benefit from relatively low

can encourage the use of the town centre as a local

cost and minor interventions. These interventions

resource for those neighbourhoods which are proximate

may include: signage, public art, significant tree

to the town centre and improved accessibility can then

planting and signposting of green infrastructure

support the emergence of a more sustainable town

connections, decoration of structures, e.g. bridges/

centre.

retaining walls, green walls and structures etc, planting

In contrast to the cost and impact of remodelling the

or pruning to frame and reveal views, installation of
furniture which exploits vistas and use of spaces at

Gateways
5.4.10 Previous urban design initiatives (and the Town

key locations, information and interpretative signage
and the coordination of circular routes which exploit
Maidenhead’s assets.

Centre Area Action Plan) have identified important

49

Maidenhead Town Centre Placemaking Study
Royal Borough of Windsor & Maidenhead Council

September 2019

Figure 12: Town Centre
“Gateways”

5.5 Town Centre Fringe
5.5.1 The Town Centre Fringe generally contains

5.5.2 The Town Centre Fringe comprises a series of

established residential neighbourhood which surround

connecting streets and attractive neighbourhoods whose

the Town Centre Core. In more subtle ways than in

vitality and connectivity needs to be ensured for the

the previous two areas, development, public realm

future. Due to land ownership patterns, few strategic

improvements and greening opportunities in the Town

site opportunities exist in this area. This is currently

Centre Fringe cumulatively can affect positive change in

an attractive residential area already functioning

the accessibility, integration and enhanced biodiversity

well and therefore the strategy in this area is not one

(of verges, private gardens and public spaces) of the wider

of comprehensive change, but rather the ongoing

town and the town centre. To become a truly sustainable

management of small interventions which cumulatively

place, Maidenhead needs to reconnect its neighbourhoods

achieve the coordinated goals of connectivity, safety and

with the town centre and its public transport provision

accessibility.

by easily accessible and navigable pedestrian and cycle
routes into the centre.
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Key Routes & Streets for all

Figure 13: Key Routes

5.5.3 The fringe area is likely to experience impacts

Tree planting and street arrangement can achieve passive

from new development within the town centre. Without

traffic calming and create a more attractive environment

significant changes in transport opportunities and

along key routes which is reflective of the towns perceived

behaviour, there is likely to be increased congestion along

identity as a green town. As well as their function in

the key routes into the town through this fringe area

providing connections to the town centre from the

impacting on many of the approaches and compromising

neighbourhoods, streets are places in their own right, to

the environment along these routes. Improvements along

be enjoyed by local residents. The sociability of streets is

these key routes would help to create streets which can

important and in denser neighbourhoods, improvements

then be made more accessible and safer for all users. The

in shared facilities, communal space and informal play and

consideration of dedicated cycle routes, segregated from

recreation can encourage the natural interaction of people

traffic, would encourage more bicycle users to access the

around shared tasks. Car Parking should be balanced with

town centre this way. Public realm improvements should

providing open space in the street and accommodating

be considerate of pedestrian desire lines and improve key

street trees. Alternatives to street parking should be

crossings to facilitate easy movement through the area.

explored as part of an overall ‘streets for all’ strategy.
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Smaller opportunities & legibility

Figure 14: Small Development Opportunities

5.5.4 Where small development opportunities occur on

from the diversification which a mix of housing can

individual plots the potential to rationalise block form,

bring to a community. Easily accessible, within reach of

introduce more planting and enhance the legibility of

the railway station and other public transport, most of

the area should be considered. Views, the continuity of

the surrounding neighbourhoods could be considered

the building line along the street and corner buildings or

opportunities for car free development where adequate

buildings which terminate a view should be considered

sustainable alternatives can be established.

as part of the context for any design and the role of any
individual building in the coordination of townscape

5.5.6 Opportunities for corner shops and other small

should be appreciated. Building form and orientation

retail units exist and offer the potential to become

should respect the structure of primary and secondary

focal points for those communities and are useful in

streets with a hierarchy of elevations favouring the

offering opportunities to enhance legibility locally. Other

primary, then the secondary street where buildings are

employment uses located within the town centre fringe

located on corners. Tree Planting can also contribute

area provide the opportunity for types of employment less

to the legibility of the area by maintaining (or creating)

compatible with the town centre environment.

continuous avenues along one or both sides of a street as
well as positioning individual distinctive trees to perform
as landmark features in key locations or views.

5.5.7 Boyn Valley and Reform Road are valuable
employment areas adding to the diversity of the town
centre area and contributing to a diverse economy. These

5.5.5 For developments of multiple units, housing mix

areas should also consider their accessibility to the town

within the Fringe area should reflect the character of

centre fringe (in the same ways as described above) in

those neighbourhoods that they are located within.

order to provide sustainable links to residential areas (in

Whilst the focus of development in the Town Centre Core

the town centre area and outside of it) and for workers to

will be predominantly apartments and smaller units,

easily access town centre facilities and open spaces during

the surrounding neighbourhoods could also benefit

the working day.

September 2019

Maidenhead Town Centre Placemaking Study
Royal Borough of Windsor & Maidenhead Council

52

Open spaces

Figure 15: Key Open Spaces

5.5.8 The town’s most significant and flagship public

at the corners and in key locations should be prominent

open spaces are located outside of the Core Town Centre

whilst maintaining the general scale and form of the area’s

within this Fringe area. The surrounding development

development. New development opportunities within the

in the Fringe area plays a key role in overlooking and

immediate vicinity of the parks provide the opportunity

facilitating good accessibility and security within these

to create a backdrop to the park and to enhance the views

spaces. New development should avoid backing onto

from and across the park as well as contributing to the

open space and opportunities to improve the natural

connectivity of the wider green and blue infrastructure

surveillance around the edges of all the open spaces

network.

should be taken. At access points into the parks, buildings
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6. DELIVERY AND IMPLEMENTATION
6.0.1 It is anticipated that the Council will consider the

6.0.3 National planning guidance and recent reviews

findings of this Placemaking Study alongside the wider

of the planning system emphasise the need to think

evidence base and use it to establish a strong policy

ahead to the delivery of sites including the need to use

basis for the future of the Maidenhead Town Centre

the planning system in a positive and proactive way,

area. The inclusion of strategic policies and some form

and consider the need for more direct roles in terms of

of spatial framework should provide a robust basis for

infrastructure funding and scheme delivery. In order

the future planning of the area.

to meet these expectations, it is important for local
planning authorities to be prepared to see sites through

6.0.2 It is also important to consider how the individual

to delivery, starting by getting the right guidance in

site allocations within the Maidenhead Town Centre

place up front. Councils increasingly need to work

Strategic Area will progress to the submission of

proactively with landowners and developers to drive

planning applications and onwards to implementation.

forwards site delivery, as is the case here, where the

The intention has been to prepare clear, succinct

Council are themselves bringing forward a number of

guidance and principles which developments within

key sites.

the town centre will need to take account of. Policies
defined within the BLP can then provide a sound basis
for the preparation of any subsequent masterplanning
work and for the submission of planning applications.

6.1 Planning Approach
6.1.1 It is anticipated that a strategic policy for the

giving advice to applicants before applications are

Town Centre will set out at a high-level, expectations

made, to an agreed project plan and work programme.

for which developments that come forward will need

They provide a framework for the involvement of

to meet. This Placemaking study provides more detail

councillors, the community and relevant partner

on those issues that development proposals, both

organisations. They can be used to agree timescales,

individually and cumulatively, will need to address,

actions, and resources for handling particular

as well as giving guidance upon a number of the

applications and can be used as part of pre-application

interventions that can address those issues in a co-

and application stages, as well as extending through to

ordinated fashion.

the post-application stage. Nationally local authorities
and planning applicants have identified a number of

6.1.2 To support the delivery of high quality and co-

clear advantages from using PPAs. A PPA will deliver

ordinated development, pre-application discussions

clarity, speed, and certainty through the following:

will be required for any specific proposals for major
developments including but not exclusively those

•

approach to the project management and resourcing of

relating to sites allocated in the BLP, and these

a proposed development from initial inception through

should be taken forward through the use of Planning

to determination and implementation of a planning

Performance Agreements (PPAs) as they are able to

application(s);

provide bespoke ongoing advice through a structured
process.

•

6.1.3 PPAs can provide an effective mechanism for
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Early consideration of relevant issues, an agreed

Better overall management of advice and application
processing;
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6.1.6 Design and Access Statements will also be

•

Identification of key issues at an early stage;

•

More realistic and predictable timetables;

•

Greater accountability and transparency;

•

Improved partnership working;

•

Dedicated time to progress the project to an agreed

with policies set out in the BLP. The Design and Access

level; and

Statements provide the basis for the quality of design

required to accompany planning applications for major
developments under the Planning and Compulsory
Purchase Act 2004. The design principles and
components set out in Design and Access Statements
for Outline Applications should also be in accordance

to be controlled through subsequent Reserved Matters
•

Continuity and consistency in the Council’s team.

6.1.4 In addition, PPAs can be used effectively to:
•

Establish a shared commitment for the development
process to be progressed as quickly and efficiently as
possible.

•

applications and potential Design Codes.
6.1.7 Applicants will be expected to demonstrate
how they have incorporated high standards of design
throughout the design evolution process and how these
will be carried through to completion and subsequent
maintenance. They should be prepared in partnership

Establish and meet an agreed timetable towards the

with the Council, local community interests, services

determination of a planning application in due course

providers and other stakeholders.

and compliance with statutory procedures.
•

Set out the appropriate level of engagement with
stakeholders.

•

Identify determining issues and agree tasks and actions

6.2 A Co-Ordinated
Approach to Delivery

to resolve them.
•

Identify, address, and determine the requirements
of all necessary planning considerations (including
accompanying S106 agreement) where relevant.

6.1.5 The Council encourages early dialogue on preapplication proposals. Developers should contact the
Council at an early stage with regard to the supporting
information that should be submitted with their
application. The requirements will include some or all
of the following:
•

Flood Risk Assessment (FRA)

•

Transport Assessment

•

Biodiversity Report

•

Noise Impact Assessment

•

Arboricultural Statement

•

Statement of Community Involvement

6.2.1 Whilst the formal planning process will represent
an important component of co-ordinated delivery of
the strategy for Maidenhead Town Centre, success will
equally be reliant upon other interventions. The success
of the town centre will be dependent upon designing
and implementing a small number of connected
‘place making’ projects and also involving business
development.
6.2.2 The complexity of interventions in town centres
mean that it is essential to ensure this coordinated
delivery across various local authority departments and
to work closely with town centre businesses, owners
and residents. The Parliamentary sub-committee on
High Streets and Town Centres in 2030 (February 2019)
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concluded that “achieving the large-scale structural
change needed for our high streets and town centres
to survive will require an intervention led by the local
authority, using all its powers and backed by cross-
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sector collaboration.” In the case of Maidenhead, the

related initiatives such as the implementation of

Council is well placed to drive forward town centre

Crossrail and wider transport investment. The Council

transformation as it already has control of a number of

will need to implement an appropriate governance and

the key sites and has its own Development Company

decision making structure to oversee and guide future

and a development partner in place in order to help

delivery, likely to require both corporate and planning

bring them forward.

representation. Alongside this the Council may consider
establishing other appropriate forums to provide further

6.2.3 A development team approach led by the

input to the overall process and ensure a comprehensive

Council would be an appropriate mechanism to ensure

approach is being taken, mindful of all influences and

that there is a co-ordinated approach to delivery. A

requirements. Such groups could include:

Memorandum of Understanding signed by the key
stakeholders would be a way to ensure that the

•

a Council led group to oversee all activity going on

necessary levels of commitment are provided by all

in the town centre to ensure activities are effectively

parties. The Council has a Maidenhead Town Manager,

coordinated.

who will also play an important role, not only in terms
of co-ordinating activity, but also in delivering public
realm enhancements e.g. wayfinding as well as being a

Town Centre Steering Group. This could act as

•

Town Centre Community Forum. This could act
as reference point whereby early proposals and

conduit with the town centre’s existing businesses and

live applications could be considered to inform the

residents.

evolution of schemes. It could be administrated by
the Council, but potentially with an independent

6.2.4 The Council may consider the preparation

chair.

of a ‘Town Centre Strategy’ which could include
further design and masterplanning work to show a

•

Town Centre Landowner Forum. This could draw

comprehensive approach to delivery of the key town

together key landowner interests into a reference

centre sites as well as other interventions across the

body which can monitor and provide updates from

town centre and its environs as a whole. This could be

the Council on wider activity, and from the key sites

advanced as an overall strategy for the town centre, and

as to timing and progress.

act as a ‘live’ document to reflect new development
proposals and other opportunities as they emerge. This
would assist in dealing with complex issues, particularly
where different stakeholder’s interests may overlap
or conflict. Such an approach would co-ordinate and
support funding and delivery and promotion as well as
support a co-ordinated, comprehensive and integrated
approach to development and regeneration. It should
be prepared jointly between stakeholders involved
in managing and promoting the town centre with
the Councils planning function to ensure a joined up
approach is taken.
6.2.5 Inevitably the Council will need to monitor the
progress of allocated sites carefully, alongside wider
activities underway to improve the town centre and
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•

Design Review Panel. The Council may wish
to establish (or use another established model)
some form of Design Review Panel to be able to
check proposals as they emerge to ensure that
they are delivering appropriate quality to meet
local ambitions and expectations. Given the other
important areas of growth and change in the
Borough, including South West Maidenhead, it may
be worth establishing a Borough wide Panel to pick
up on all key activity or alternatively to agree a
service level agreement with an established provider.

6.2.6 Fundamentally, the success of the future
town centre will need to be driven by strong Council
leadership and oversight
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6.3 Infrastructure Delivery
6.3.1 The evidence base supporting the BLP as a whole

6.3.2 A key part of the approach to infrastructure will

is being updated to reflect potential modifications. This

be to secure suitable agreements between separate

will need to:

landowners as to how any shared or wider infrastructure
will be funded and delivered comprehensively. For the

•

Identify the full scope of infrastructure required.

•

Clarify the location and scale of necessary infrastructure

realm and connectivity initiatives which may relate to

works.

a number of separate developments and deliver wider

•

Set out an approach to phasing of each infrastructure
item, including identifying (as appropriate) thresholds
and triggers for when certain facilities and measures
are required.

•

The approach to funding and delivery, including any
necessary mechanisms for funding between multiple
sites/developments to ensure a fair and equitable
approach.

•

town centre this may be particularly relevant to public

benefits. Part of the approach may require a proactive
public sector role to coordinate infrastructure funding
(including potential tariff style developer contributions)
and overall delivery, potentially alongside leading
with bids for future infrastructure funding should
opportunities arise.
6.3.3 Further work will be required to identify,
develop and cost public realm and cycle/pedestrian
improvement projects, in particular, that should then

Wider stakeholder roles and responsibilities including

be identified within the revised Infrastructure Delivery

requirements relating to third parties such as statutory

Plan, and included as part of any wider Town Centre

and/or external bodies, including their approach to

Strategy.

funding, planning and delivering any requirements,
and mechanism to ensure they can come forward in
accordance with the overall development programme.

6.4 Phasing and Programme
6.4.1 The trajectory for delivering the allocations in the

policies as part of the BLP, and assess initial

Maidenhead Town Centre Strategic area will be set out

applications against them. PPAs will be important to set

in the Housing Topic Paper (October 2019).

and agree timescales for submission and determination
of applications to enable the trajectory to be met.

6.4.2 In order to deliver to such timescales, it will be
important for the Council to put in place appropriate
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APPENDICES
Appendix A: Engagement
Report on workshops held on 9th July 2019

Introduction

Approach to engagement

Hyas Associates has been commissioned by the Royal

When working with stakeholders on the vision and

Borough of Windsor & Maidenhead (RBWM) to prepare

objectives for a large-scale or strategic development,

a policy and strategic framework masterplan for the

the process would ideally start at the early stages of

Maidenhead Town Centre Strategic Area (MTCSA). A

plan making to develop consensus and bring partners

key part of this work is engagement with landowners,

along with the evolution of the policy and plans. As

key stakeholders and local community interests. Two

the new placemaking policy is being prepared as a

workshops were held on the 9th July 2019, the first

proposed modification to the submitted BLP, this

took place from 1:30pm-4:00pm with the landowners of

engagement has, by necessity, had to take place at a

the constituent sites; statutory consultees and RBWM

much later stage and have regard to the context set by

officers. The second workshop, which ran from 6:30pm-

the BLP site allocations for the area.

8:30pm brought together individuals and local interest
groups from the local community, especially those
who made representations on the submitted Borough
Local Plan (BLP). Both workshops took place in the
Committee Suite at Maidenhead Town Hall and a list of
attendees is included at Appendix A to this report.

Purpose of workshops
The workshops provided an opportunity to bring
together key stakeholders to update them on the work
underway to prepare a policy and strategic framework
masterplan for the MTCSA; share the results of the
site and baseline analysis to benefit from their local
knowledge; and to facilitate a discussion to help to

Outputs
A summary of this report is included in the Maidenhead
Town Centre Placemaking Study and will form part of
the evidence base to support the new policy for the
area.

Workshop 1 for
Landowners/ key
consultees
13:30-16:00, July 9th 2019

inform a vision and set of objectives for the Strategic
area. Given the importance of taking a co-ordinated and
comprehensive approach to the planning of the MTCSA,
a key aim of the workshops was to gain consensus and
buy-in to this approach. A summary of the outputs from
the workshops is included in the MTCSA Placemaking

Aims and Purpose
The main aim of the workshop was to:
1.

study as part of the explanation and background
evidence for the development of the draft Policy and
Placemaking Study.
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Provide participants with a brief update on the current
status of the Borough Local Plan examination.

2.

Identify and discuss some of the key issues and matters
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arising from the Reg 20 representations, to consider
their implications for both the preparation of a policy
and supporting documents for the Maidenhead Town
Centre area and the forthcoming Stage 2 local plan
examination hearings.
3.

Set out some initial thoughts on the site constraints and
opportunities for place-making, and

4.

Generate discussion on possible elements of a vision
and objectives for developing a high quality, sustainable

•

Demographic change will enhance vitality.

•

The cultural offer needs to be maximised (e.g. theatre).

•

There needs to be a political appetite for change.

•

There needs to be more variety and density of shops.

•

A Town square would encourage cafes restaurants (i.e. a
European feel) to the town.

•

well as providing attractive new open spaces.

town centre.

The agenda for the session was structured to deliver the
aims set out above:
•

Welcome and introduction

•

Issues Arising from Reg 20 Responses

•

Placemaking Approach: Key themes & layers

•

Group Activity: Reviewing themes, issues & objectives

•

Feedback & Summary of Discussions

•

Next steps and close

The assets of the town centre parks can be enhanced as

•

The evening offer is currently limited.

•

The Sainsbury’s development has not been successful
and reduces connectivity and legibility of the town
centre core.

•

Opportunities exist to improve walking and cycling
access.

•

Possibility for Local Authority led energy infrastructure
network.

•

Opportunity to reconsider how town centre road
network operates.

Outputs

•

Discussions around Items 2 and 3 on the agenda (the

•

Opportunity to improve access to railway station from
south and to improve it as an interchange.
There is a need to challenge shoppers and businesses

Regulation 20 responses summary and key themes)

expectations for parking versus expectations to tackle

identified the following themes and issues:

congestion.

•

There is a need for protection of heritage assets.

•

There is poor connectivity around the town centre,
dead ends and lack of permeability and a need to stitch

•

the town.
•

together piecemeal development.
•

The ring road is a barrier that should be buried to link
town streets with the town’s parks as well as High street
and railway station.

•

Improvements to gateways into the town centre are
needed with thoughtful/legible streets to unify/connect

Waterways (east of town centre outlined) need to be
utilised as an asset.
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Amount of unnecessary hard landscaping should be
reduced.

•

A home zone policy would be great.

•

Opportunity for lower maintenance verges etc via wild
verges with less cutting.

•

Policies should encourage the creation of green spaces
and corridors.

them.
•

Quality public realm will encourage movement around

•

Bus discount could be offered from local businesses to
encourage sustainable travel.
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•

Buildings need to be oriented to compliment the town
centre and public realm.

•

•

Air quality issues

•

Opportunity for micro-generation or Combined Heat

Efforts need to be made to retain or relocate businesses
that could be lost through

redevelopment e.g.

Reform Road site.

The concept of the town centre currently functioning as
three distinct parts (the core/the ring/the fringe) was
introduced. The output from the group activity was a
completed matrix drawing out the different themes
and opportunities in the three zones based upon the
components of sustainable communities using the
Excellence Framework originally devised by Inspire
East. Groups were asked to consider each of the three
elements of Social, Economic and Environmental
sustainability in turn and complete the matrix.

and Power schemes
•

walking and cycling and car clubs
•

Crossrail is an opportunity

•

Bus services could be improved

•

Green roofs

•

Better connectivity to surrounding parks

•

Opportunity for net biodiversity gain

Inner Ring Area
•

Social Component

Reduced road widths will enable softening through
planting

•

Better pedestrian connectivity (currently poor via
underpasses)

Town Centre Core
•

Lower levels of car parking with more reliance on

High density housing would be occupied by

Town Centre Fringe

professionals and empty nesters with a mix of private,

•

Higher levels of car ownership

•

More micro-generation

•

More obvious green networks utilising parks and

affordable and PRS housing. There will be need for
community, healthcare and potentially educational
services in addition to retail.
•

Inner Ring Area
•

More family housing at lower density

Town Centre Fringe
•

Mainly family housing with a higher proportion of owner
occupiers

•

waterways

There needs to be good access to public transport.

Private gardens

Economic Component
Town Centre Core
•

Opportunities to live and work here, but there will be
both out and in commuting

Residents will rely on the town centre core for facilities
other than their day to day needs

Environmental Component
Town Centre Core
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•

Mix of uses including retail, but accepting that a range
of uses will be needed in order to retain the centre’s
vitality

•

A range of office space (from start-ups to HQs)

•

Good public transport into the town centre will be vital
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Inner Ring Area
•

No economic issues were raised

Town Centre Fringe

The main aim of the workshop was to:
1.

Provide participants with a brief update on the current
status of the Borough Local Plan examination.

2.

Identify and discuss some of the key issues and matters
arising from the Reg 20 representations, to consider

•

Opportunities for more home working

•

Industrial and ‘big box’ retailing should be pushed

and supporting documents for the Maidenhead Town

further away from the town centre

Centre area and the forthcoming Stage 2 local plan

their implications for both the preparation of a policy

examination hearings.

Summary of discussions and
conclusions

3.

and opportunities for place-making and to generate
discussion on possible elements of a vision and
objectives for developing a high quality, sustainable

There was a general consensus that the town centre

town centre.

is not currently functioning to its optimum capability
and that there are a range of opportunities available
to improve this associated with the changes that will
inevitably occur through the delivery of the BLP (i.e.

Set out some initial thoughts on the site constraints

The agenda for the session was structured to deliver the
aims set out above:

increased density and population within the town

•

Welcome and introduction

centre). The concept of the Town Centre Core, the Inner

•

Understanding the Town Centre: issues and perspective

•

Policy and Placemaking Approach: Key themes & layers

•

Group Activity: Reviewing themes, issues & objectives

waterways, was currently acting as a constraint on the

•

Feedback & Summary of Discussions

successful functioning of the town centre as a whole. As

•

Next steps and close

Ring and the Town Centre Fringe was recognised by the
participants and in particular, that the ring created by
the major highways the railway embankment and the

a result, there needs to be greater focus on improving
connectivity and legibility. Whilst it was thought that
the town centre needs to retain and enhance its role as
a focus for retail and employment activity, there will be
opportunities to diversify the offer to create more of a
destination and, in particular to improve the night-time
and weekend economy. It was felt that there are also a
range of opportunities for environmental enhancements
deriving from new developments and modification of

Outputs
Discussions around Items 2 and 3 on the agenda
identified the following issues and opportunities:

Issues
•

empty shops and a lack of leisure facilities.

existing infrastructure.
•

Workshop 2 for
community interests
18:30-20:30 July 9th 2019
Aims and Purpose
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The mix of uses and retail offer is currently poor with

The town lacks a focal point and the ring road
represents a barrier to the wider town.

•

There is insufficient convenient car parking for town
centre users.

•

Pedestrian and cycle infrastructure is poor.

•

It was suggested that the town centre is currently
characterless with only poor-quality heritage assets.

•

There is a lack of a single transport hub.
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Opportunities

needs to be easily accessed and there should be an

•

The town has a good presence of national retailers to

to enjoy including breaking down the barrier of the

build upon.

ring road.

•

Excellent transport links will result from Crossrail.

•

The town centre is compact and walkable in scale.

•

There are a number of ‘unloved’ heritage assets within

aspiration for an at grade town centre for visitors

•

accommodation for both the elderly and the young
with family housing (with its own outside space)
being located more on the periphery and elsewhere

the town centre which could add to its character and

in the town.

identity.
•

The Chapel Arches development demonstrates the
quality of development that could be replicated.

•

•

Housing: The town centre core will provide

•

Carbon neutral by 2030: This will require the
creation of a public transport hub, car share
facilities and electric charging points. Better

The town already has good sports facilities and an

bus services and bus lanes are required and

active arts community.

the provision of park and ride facilities was also

The town has a prime location within the Thames Valley,
with spacious suburbs and attractive countryside
nearby to attract both residents and visitors to it.

suggested. New buildings need to incorporate
energy efficiency measures. The town needs to
ensure that Crossrail doesn’t simply result in out
commuting and residents from other towns simply
accessing Maidenhead town centre simply to catch

The Group Activity and subsequent discussion provided

the train to London.

the following thoughts based upon identified themes
and objectives:
•

Attractive town centre: There should be greater
cohesion of architecture within the town centre,
with places being linked visually together with a
central focus (town square). The primary objective
has to be to seek to increase the draw and stay time
of visitors.

•

Activities: There needs to be sufficient space
created for the arts and a craft market. The
town’s attractive parks and waterways need to
be capitalised upon by the creation of pedestrian
routes linking them to the centre.

•

Greening the town centre: Creation of tree
avenues, themed routes and moving water were
seen as opportunities for greening and in the case
of moving water also for interactive activities.

•

Summary of discussions and
conclusions
There was a consensus that the town centre offer needs
to be improved to attract more footfall and longer stay
times. Whilst there is still a strong presence of national
retailers this needs to be diversified through having
more independent shops and non-A1 uses such as bars
and restaurants and leisure uses. The consensus was
that the town currently lacked a central focus and that it
was not capitalising on the quality of its heritage assets
and traditional streets.
Whilst there was a wish to see better public transport
access and car share schemes available, there was
also a desire to retain (and potentially increase) car
parking available for those visiting the town centre.
There was widespread agreement that there needed
to be improved foot and cycle access provision and the

Future of the High Street: It needs to adapt as

barrier that the ring road and railway currently provide

a destination by diversifying its offer. Car parking

needs to be overcome.
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Appendix B: Borough Local Plan Submission
Version Site Proformas
Appendix D to the BLP includes a series of proformas for

allocation; the site size; development requirements and

the housing site allocations. Each proforma defines the

key considerations.

HA1: Maidenhead Railway Station
Allocation Approximately 150 residential units as part of
a mixed use development on previously developed land
(3.11Ha) Requirements:
•

Provide appropriate mitigation measures to address

HA2 - Reform Road
Allocation Approximately 150 residential units as part of
a mixed use development on previously developed land
(6.99Ha) Requirements:
•

development and non-residential uses, including the

the impacts of noise from the railway so to protect
residential amenity
•

Relationship to public realm

•

Very limited on-site parking

•

Facilitates delivery of transport interchange

•

Outstanding and distinctive design

•

Pedestrian permeability to the town centre and
Stafferton Way

Provide a landscape buffer between the residential
railway line.

•

Enhanced vehicular access, including improved
connectivity through the site.

•

Achieve flood risk betterment on site by moving/
reducing the footprint of building, incorporating
appropriate flood risk reduction measures and ensuring
the Exceptions Test is met.

•

Designed sensitively to conserve biodiversity of the area.

•

Designed sensitively to conserve and enhance the
setting of listed buildings and non-designated heritage

Key considerations:

assets.

•

Noise and air quality

•

Level changes

•

Servicing and refuse

•

Enhance pedestrian and cycle links along the waterway.

•

Pedestrian permeability

•

Provide areas of public realm and have an appropriate

•

Grade II Listed clock tower
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•

Provide pedestrian and cycle links through the site and
to the Maidenhead Waterways and the town centre.

setting to the waterway.
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•

Designed to be sensitive to the scale and heights of
existing properties around the site, and its location on
the edge of Maidenhead town centre.

•

Provide appropriate mitigation measure to address the
impacts of noise and air quality from the railway.

Key considerations:
•

Design and integration of uses

•

Access arrangements onto the A4

•

Flood risk

•

Noise and air quality

HA3 - SAINT-CLOUD WAY

HA4 - WEST STREET

Allocation Approximately 600 residential units on

Allocation approximately 240 residential units as part of

previously developed land (2.58Ha) Requirements:

a mixed-use development on previously developed land

•

Designed sensitively to conserve and enhance the

(1.13Ha) Requirements:

setting of the listed building.

•

•
•

of Saint-Cloud Way and Cookham Road.

•

Provision of green infrastructure.

Designed to be of high quality which supports the

•

Provide pedestrian and cycle links through the site to

Designed to improve the pedestrian and cycle routes to
the site into the town centre and to Kidwells Park.

the town centre.
•

Reprovision of public car parking.

•

Provide improvements to the quality of the public realm
Designed to be of a high quality that supports the

Provision of green infrastructure linking to existing
green and blue infrastructure.

•

improving the connectivity between Kidwells Park and

Designed sensitively to consider the privacy and
amenity of neighbouring residential properties

•

Kidwells Park and the town centre.

Opportunity to create a landmark building at the corner

character of the area.
•

Reducing the barrier of the A4 and improving links to

Retaining adjacent medical centre unless acceptable

character and function of the area.
•

provision is made elsewhere Retain Listed building.

provision is made elsewhere.

Key considerations:

Retaining existing community uses unless acceptable

Key considerations:
•

An appropriate link between the site and the High Street

•

Vehicular access

•

Servicing and refuse

•

Heritage

•

Pedestrian and cycle routes

•

Servicing and refuse

•

Impact on neighbouring properties

•

Character and appearance, particularly from the A4

•

Heritage

•

Noise and air quality due to proximity of A4
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to enhance the vitality and viability of the town centre
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HA5 - YORK ROAD

Approximately 320 residential units as part of a mixed-use
scheme on previously developed land (4.50Ha) Requirements:
•

Retain football pitch and enhance accessibility.

•

Retaining existing community uses unless acceptable provision
is made elsewhere.

•

Provision of pedestrian and cycle links to the town centre,
waterway and railway station.

•

Provision of green infrastructure including a pocket park to link
existing green and blue infrastructure.

•

Replacement of existing public car parking.

•

Respecting the setting of the library as a Listed building.

•

Enhance the York Stream by improving its amenity value and
accessibility.

Key considerations:
•

Integrating waterways into new development

•

Refuse and servicing

•

Heritage

•

Flooding and surface water drainage
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