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The saved local plan policies and proposals map 
identifi es three stretches of Primary Shopping 
Frontage.  The plan opposite shows that current and 
proposed changes to the Primary Shopping Frontage.

Having examined the existing land uses, pedestrian 
footfalls, the form and function of the principle 
streets within the town centre and the potential 
growth of Thatcham’s population, we propose some 
modifi cations to the primary shopping frontage 
designations.

We have recommended extensions to the Primary 
Shopping Frontage in the following locations:

Broadway - north-west side no.’s 4-7• 
Broadway - north-east side no.’s 58-59• 
Broadway - south-west side no.’s 25-30• 
Broadway -south-east side no. 36 and Units 1/2 • 
and 10/11 The Courtyard
Kingsland Shopping Centre Units 1-15 and • 
Waitrose (part)

In relation to the extensions to the Primary Shopping 
Frontage on The Broadway these are proposed 
having regard to: the desire to consolidate The 
Broadway as the principal shopping street within the 
town centre; the location of the additional frontage 
areas at key ‘Arrival Points’ to the town centre; and a 
need to maintain, and if possible enhance, levels of 
vitality and footfall throughout The Broadway.

The inclusion of the Kingsland Shopping Centre units 
within the Primary Shopping Frontage refl ects the 
current use of these units, current levels of footfall 
and the importance of this pedestrian route in linking 
the Waitrose store (any future redevelopment of the 
Kingsland Centre) to the historic town centre.

A reduction of the Primary Shopping Frontage is 
proposed on the south side of the High Street to 
refl ect the migration of retail uses eastwards within 
the centre and to avoid the dilution of the town centre 
offer and the focus of activity along The Broadway.
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Priority Infrastructure Tasks and Projects

Based on the health check and design audit presented in Section 2 and 3, 
key issues and opportunities have been identifi ed across the town centre 
and for each of the individual character areas.  By embracing the unique 
potential of each character area, Thatcham town centre is likely to increase 
its appeal and attractiveness to retailers, investors, residents and visitors.

People today expect more in the design of our urban environments, having 
travelled and experienced many different types of places.  The quality of 
pedestrian experience, legibility and accessibility that residents and visitors 
now expect of a historic market town centre must be achieved in Thatcham 
if it is to become a destination of choice.  Making the town centre feel 
comfortable, ordered and managed requires a coordinated approach to 
urban design issues, movement, architecture, open space and the public 
realm.

In view of this, the aspirations of the Design Appraisal in making 
recommendations which may lead to improvement of the town centre 
environment are to:

Minimise the barrier effect of Bath Road and Chapel Street and improve • 
north-south connections for pedestrians and cyclists

Acknowledge and exploit the gateways to the town centre to ensure • 
positive fi rst impressions and a strong sense of identity

Achieve a consistency and coherence in built form, shop fronts and • 
spaces throughout the town centre, whilst maintaining the identity of the 
various character areas

Improve resident and visitor comfort and convenience throughout the • 
streets, spaces and routes of the town centre

Underpin the economic health and vibrancy of the town centre• 

Improve pedestrian linkages• 

Promote a positive identity and image for Thatcham as a confi dent and • 
welcoming town 

Create a safe and pleasant environment for public interaction and • 
personal contact

Strengthen the public realm, role and function of public open spaces • 
within the town centre through a coordinated ‘whole street’ approach to 
street furniture, CCTV, hard and soft landscaping, and lighting - an over 
arching sense of quality throughout

Protect and enhance buildings of architectural merit and their settings • 
within the town centre and maintain the urban grain of development 
along the High Street and The Broadway

Foster a sense of inspiration, respect and celebration in the day to day • 
experience of the town

The delivery of these principles will be an ongoing responsibility.  It will be 
vitally important that public realm and open space design and development 
are led from an urban design perspective and not a traffi c-engineering 
imperative.  Simple and safe vehicular and pedestrian movement, applying 
the guidance in Manual for Streets, should be the principles that guide the 
design process.  Over engineered schemes are both costly and often create 
unnecessary barriers, clutter and obstacles.     

Where appropriate public realm and open space proposals should be 
coordinated and designed within the context of adjacent development 
schemes to ensure integrated design solutions and coordinated 
implementation – a ‘whole street’ approach.

The town centre does not face major movement or accessibility issues 
and the existing road hierarchy, public transport system and pedestrian 
routes generally function well in serving the area although the quality of the 
connections is an issue.  No structural changes are envisaged.

This section of the Appraisal proposes a series of improvement projects.  
These would serve to provide an enhanced setting for development, improve 
the attractiveness for residents and visitors and also restore important 
historic features of the town centre.  Proposed improvements are listed 
below and shown on the Town Centre Prioritised Infrastructure Projects 
Plan (page 74).  They should be viewed as an integrated package of 
measures where the value of any single project would be enhanced by the 
implementation of other complementary projects.  The whole is bigger than 
the sum of its parts.

However the Appraisal does contain several projects which will make a 
particularly strong contribution to the achievement of a more competitive, 
accessible and attractive town centre.   

The proposed improvement projects are divided into two distinct sections.  
The fi rst section looks at initiatives that could be applied across the entire 
town centre and so are considered to be more strategic in nature.  In 
contrast to this, the second section explores a range of site-specifi c projects 
that could lead to improvements within the town centre.

Town Centre Wide 

TC 1 – Shop Fronts and New Development

All shop fronts within the town centre should be sensitively designed and 
of high quality to refl ect the historic context of both individual buildings and 
the overall character of the town centre being largely contained within a 
conservation area.  

A large part of the town centre is contained in the Conservation Area and any 
new (re)development should be introduced sensitively.  New development 
should be innovative and contemporary in design but should respect, and 
make a positive contribution to, the scale, massing and proportion of existing 
buildings and spaces.

This will be achieved by applying the principles set out in the Shopfronts 
and Signs Supplementary Planning Guidance in all development control 
decisions.   

TC 2 - Artworks

A programme of artworks could be enabled in the form of small scale, 
detailed elements to be included in paving, signs or street furniture, 
responding to the historic context of the town centre.  Well considered, bold 
and contemporary artworks could also be considered at the town centre’s 
gateways to ensure that a series of memorable arrival points and strong 
identity for the town are created.  

TC 3 – Lighting Strategy

As part of a lighting strategy for the town centre, pedestrian routes, public 
spaces and key buildings should be lit to enhance the appreication of the 
key buildings and create a secure night time environment.  Proposals for 
lighting should have regard to West Berkshire’s Quality Design Series 
Supplementary Planning Document: Part 5 External Lighting’ (adopted 
2006).

TC 4 – Wayfi nding System

A wayfi nding information system, based on map panels and direction signs 
would help to create a unique and coherent identity for the town centre which 
connects the streets, spaces, arrival points and people.  As people travel 
around the town centre, a range of information products would help guide 
them from place to place, improving the image, identity and user experience 
of the town centre for the benefi t of residents, businesses and visitors.  
These could be designed specifi cally for Thatcham, where all signs are also 
designed at a comfortable reading height.  Linked to this, the removal of 
unnecessary/unsympathetic signs should be considered.

71



Thatcham town centre  Design Appraisal

TC 5 - Town Centre Design and Development Guidelines

These guidelines should outline key urban design principles related to the 
design of infrastructure, building and street relationships, parking location, 
building heights (minimum – maximum), materials, pedestrian and cycle 
movement systems.  Such guidelines would need to be specifi c enough 
to ensure that key principles are respected and at the same time fl exible 
enough to allow for design innovation.  They would be key to setting the 
design standards that will guide future development within Thatcham town 
centre.

The guidelines should be developed on the basis of wide public consultation 
to ensure a broad consensus and support among both conservation and 
commercial interest groups in the town.

TC 6 - Conservation Area Appraisal/Review

A clear, comprehensive appraisal of the character of Thatcham Conservation 
Area that covers most of the existing defi ned town centre commercial area 
would provide a sound basis for development control and for developing 
initiatives to improve the area.  Planning Policy Guidance 15: Planning and 
the Historic Environment stresses the need for local planning authorities 
to defi ne and record the special interest, character and appearance of all 
conservation areas in their districts.  If funding is sought for grant-aid in 
the future, such as a Townscape Heritage Initiative (THI), an appraisal is 
necessary to demonstrate the value of the area.

The principal purpose of such a review would be to provide a framework 
for balancing the objectives of maintaining the area’s historic character and 
identity with facilitating appropriate development to encourage economic 
growth and long term sustainability.

Site Specifi c Projects

Bath Road/Chapel Street Corridor

Given the importance and prominence of Bath Road and Chapel Street, any 
future (re)development along this east-west corridor provides an opportunity 
to increase the environmental, visual quality and experience of the approach 
to the town centre.  As the major route through Thatcham and across the 
northern end of the town centre, the environment of Bath Road and Chapel 
Street (A4) infl uences the perception of the town as a whole.

BRCS 1 - Bath Road and Crown Mead

Enhance the public realm, surface crossing point and pedestrian access and 
environment from Bath Road across to Crown Mead.  Although the crossing 
point which provides a vital link between the range of community facilities on 
Brownsfi eld Road and the town centre is in the right place, its design is very 
much based on the ‘cattle pen’ approach to pedestrians and their safety.  

Removal of all guard railing in this area, including up to Park Lane, could be 
considered with a view to creating a more pedestrian friendly environment 
that stimulates a better quality setting for the impressive listed Poplars 
building.  The landscaped verge/strip outside Crown Mead is not necessarily 
needed and the parking area could be incorporated so that it could be used 
more effi ciently.

BRCS 2 – Bath Road Rear of Properties

Collectively, the rear of the High Street properties located along this part 
of Bath Road (no.’s 21-1 High Street and 4-13 The Broadway) present 
an indistinct and poor roadway edge.  It is important that the rear of 
these properties contribute positively to the public realm and streetscape.  
Public funded streetscape improvements involving coordinated boundary 
treatments, established tree planting or even artwork could help develop a 
more attractive environment.

Due to the high number of the rear of properties to be found within the town 
centre, it will be important that all applications for (re)development consider 
carefully all aspects of proposals (apply greater design controls).

BRCS 3 - Bath Road/Chapel Street/Broadway

The listed Barn and adjacent former Auto Crash Car Repairs building (no.1 
Chapel Street) form part of the gateway experience to the town centre at the 
convergence of Bath Road, Chapel Street and The Broadway.  On the edge 
of the town centre both buildings are subject to recent planning approvals for 
conversion to a shop and housing scheme respectively.  

There is a clear need for the redevelopment of these sites to refl ect their 
gateway location, forming a strong and vibrant northern edge to the 
town centre, improving north-south pedestrian connections, presenting 
a memorable arrival point and protecting the setting of buildings of 
architectural merit.  

Notwithstanding recent planning permissions and given their gateway 
potential discussions should be held with the developers with a view to 
revisiting the future of both these sites. 

BRCS 4 – Chapel Street South

As a long term aspiration, the collection of perimeter buildings on the 
southern side of Chapel Street, between The Moors and The Broadway 
(no.’s 3-31 Chapel Street), should be seen as a development opportunity, 
becoming an extension to the town centre with a distinct mixed use frontage.  

The age and style of the area’s architecture varies.  Revitalisation of this 
area with the introduction of a greater mix of uses provides the licence for 
bold contemporary architecture and urban design, which would in effect 
substantially increase the visibility of the town centre from along the A4.             

High Street

The aspiration for the High Street should be to produce an elegant and 
uncluttered streetscape which respects the traditional medieval street pattern 
and architectural setting of this signifi cant route.  The High Street should 
be unifi ed along its entire length by using consistent natural materials and 
detailing.  Sweeping vistas are afforded by the gradually curving High Street 
and the established footways and carriageway provide a clear organisation 
of pedestrian and vehicular zones which should be retained.

HS 1 – High Street West/Bath Road

This triangular area is an important gateway to the town centre from the 
west.  However the raised planters, bollards, proliferation of signs and way 
the Indian Spice Restaurant building presents its side and rear to this aspect 
fails to address this prominent location in its design.  The environmental 
quality of the area is poor and detracts from any sense of arriving at the town 
centre.  

The area should be improved through the streescape, with artworks in order 
to enhance the experience of this prominent location.  A threshold to the 
town centre created by a change in carriageway materials, for example with 
a setted or stone dressed asphalt carriageway in this area could be one way 
of establishing and marking the entrance to the town centre from along Bath 
Road.
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In the long term, the current lack of architectural defi nition could be 
addressed by incorporating the adjacent buildings into a mixed use 
redevelopment (no.’s 37-31 High Street).  This would serve as an entry to 
the town centre and provide a striking image and point of interest at one of 
the town centre’s key gateways.

HS 2 – High Street

Within the existing street arrangement there is scope to narrow the 
carriageway maintaining the east - west one way traffi c fl ow and to broaden 
the pavement treatments along the High Street, applying a simplifi ed 
design with natural materials (e.g. granite setts).  Existing parking could be 
reorganised to reduce the visual dominance of parked cars while maintaining 
signifi cant parking provision.  For example, improvements could be made by 
arranging parking bays along the southern side of the street only, keeping 
the right hand turn at the western end of the High Street.  Key crossing 
points should be maintained and subtly defi ned to enhance pedestrian 
movement.

HS 3 – High Street North

High quality frontages occur along the majority of the length of the High 
Street.  The qualities of some of the properties however are insensitive to 
the form, scale, proportion and style of the town’s medieval origins and 
character, especially no.’s 25-21 and 7-5A High Street.  These have been 
identifi ed in view of the potential to contribute to the improvement of the town 
centre, though it is acknowledged that this can only be achieved with the 
agreement of individual property owners.  The redevelopment of these sites 
would make the High Street more attractive.  New shop fronts should also be 
sensitively designed and of high quality to refl ect the historic context of both 
individual buildings and the wider area.      

HS 4 – High Street South/Car Park

The existing pedestrian link between the High Street and public car park to 
the south could be opened up as a one way vehicular link that increases 
the accessibility within the town centre.  One of the shops currently displays 
goods in front of the shop on the footway and this would need to be 
addressed.  

Broadway Heart

The Broadway area is already the shopping, cultural, and civic heart of 
the town centre.  With the Broadway Green at its southern end, this area 
contains Thatcham’s principal buildings and spaces.  The following proposals   
focus on the creation of a stronger cultural heart to the town centre, 
especially around Broadway Green and the improved integration of the town 
centre’s attractions through the provision of high quality public realm and 
pedestrian linkages.

BH 1 - The Broadway North/Millennium Cross

A review of the street design and traffi c island at the northern end of The 
Broadway should be considered with a view to decreasing the size of the 
‘tail’ and allowing vehicles to make a right turn into the High Street.  The 
mature Oak tree provides a valuable and attractive focal point which will be 
retained and the Millennium Memorial relocated to a prominent site along 
The Broadway, such as within Broadway Green.  The setting to the historic 
Buttercross could also be enhanced with removal of the circular seating 
which hides it from view and therefore undermines its importance in both the 
streetscape and history of Thatcham. 

BH 2 – Public Conveniences

This prominent location at the convergence of views from along the High 
Street, The Broadway and busy Kingsland Shopping Centre walkway, and 
next to the historic Buttercross and Millennium Memorial demands a more 
positive and well designed feature and use.  The site should be considered 
for redevelopment with options explored either for its retention and redesign 
of the building (more glazing) to bring alternative and more attractive uses, 
or to remove the building altogether and replace it with a centrally located 
feature which acts as a focus for views along the approaches and as a 
meeting place.

BH 3 – Broadway Green

Broadway Green is tired and needs revitalisation.  It could be redesigned 
and extended as an attractive key public space.  This space could 
accommodate outdoor market activity and festivals with permanent 
sculptural art or canopies to create a sense of place at the central focus 
of The Broadway.  Part of Broadway Green should be laid as gardens to 
provide a contemplative area for residents, shoppers and visitors.  The 
existing edge planting provides a barrier to movement and a visual barrier 
and any redesign needs to ensure that access is not unduly restricted or 
frustrating for people wanting to enjoy the space.  

An extension eastwards would help achieve a larger public space and offer 
the opportunity for increased outdoor activity, being clear of the shadows of 
buildings and open to the sun’s path.  This would be achieved by unifying 
the eastern side of The Broadway with the Green, incorporating both soft 
(planting) and hard (paved) landscaped areas.  An extension would also 
complement the potential redevelopment of no.’s 40-43 The Broadway (see 
below) directly opposite the Green on the eastern side.

The existing parking bays to the east of the Green would be removed and 
vehicular access restricted to appropriate servicing of properties only.  Traffi c 
entering The Broadway from Station Road to the south would continue to 
circulate around the southern end of the Green and northwards along the 
western side of The Broadway.  A street redesign at the northern end of 
Broadway Green would incorporate appropriate turning space for vehicles.

BH 4 – 40-43 The Broadway

The building parade which includes no.’s 40-43 The Broadway has 
been identifi ed as an opportunity site.  It provides a potentially large 
redevelopment site that could bring well considered development, active 
ground fl oor frontages and sensitively designed shopfronts that draw 
residents and visitors to the southern extents of the main shopping centre.

BH 5 – 21-29 The Broadway

Active frontages are important for any town centre in order to create life, 
vibrancy and ensure activity over time.  This is particularly important when 
creating high quality public realm and ensuring that it feels safe and is well 
used.  There is currently a concentration of inactive frontages at the south 
western end of The Broadway.  To improve the overall legibility of the town 
centre, these frontages could be improved, especially in the light of the 
signifi cant length of properties which comprises 29-21 The Broadway and 
the fact that they face onto the key public space of Broadway Green.  Good 
overlooking of Broadway Green through providing more active frontages and 
natural surveillance on both sides will help deter potential crime and disorder, 
generating higher footfall levels.

BH6 – Access to Car Parks

Providing easy, safe and attractive pedestrian access onto The Broadway 
will be a key objective.  Currently, the existing vehicular and pedestrian 
accesses adjacent to both Co-op stores on the eastern and western sides 
of The Broadway provide a poor environmental quality.  The access to the 
car park behind the larger Co-op food store on the western side of The 
Broadway is especially diffi cult for pedestrians due to the absence of a 
reasonable footway.  Both accesses suffer from inactive frontages which are 
unwelcoming and would benefi t from environmental improvements. 

73



Thatcham town centre  Design Appraisal

With this in mind, recommendations have been made to extend the primary 
shopping frontage within the town centre to include these particular 
properties.    

BH 7 – The Broadway Northern Gateway

Adding to these opportunities and challenges, it will be important to keep in 
mind the long term potential of the site where the Nawab Indian Restaurant, 
Guru Hairdressing, L’Amour Florists and former Wyatt’s Butchers (currently 
vacant) are located.  Again, the properties are identifi ed as a key opportunity 
site and frontage capable of forming part of the revised primary shopping 
area within the town centre.  

While there is some architectural merit to the Nawab building on the corner 
and the Wyatt’s Butchers which is listed, the other buildings are of little merit.  
Consideration could be given to redeveloping the site for higher density 
mixed use purposes which responds to the experience and ‘scale’ of the 
principal gateway into the town centre.  Such a redevelopment would not 
only enhance the physical legibility and identity of the area, with a feature 
development and more welcoming entrance, but would also add activity to 
this key section of The Broadway during the day and night.        

Throughout The Broadway street furniture should be kept to a minimum to 
provide unimpeded access along the busy footways and spaces. Careful 
consideration should be given to the selection of species and spacing of 
trees to ensure that views of the shops along The Broadway are not overly 
blocked and that good levels of visual inter connectivity are achieved.

The Moors

To strengthen the role of The Moors as a north-south connection, pedestrian 
movement and active frontage along this route should be considered.  Given 
the important entrance to the Waitrose store and fl at car park, in the context 
of the existing situation and redevelopment proposals of the wider Kingsland 
Shopping Centre site, it will be important to enhance the quality of the public 
realm in this area and make the most of the entrances along this route.

TM 1 – The Moors North

Public realm improvements at the northern end of The Moors should 
consider enhancing pedestrian access and crossing points from the town 
centre to the east especially to the large attractive key public open space 
which contains an equipped play area for children.  A new entrance point 
will need to be created at the public space which responds to the desire line 
developed as a result of any new crossing point introduced along The Moors.      

TM 2 – Kingsland Centre

Considering its uses, urban grain and development potential, the site of 
the Kingsland Shopping Centre which includes the Waitrose store is a site 
within the town centre which has most scope and potential to accommodate 
change, and reinforce a new identity/character that complements the rest of 
the town centre.  

The proposals granted outline planning permission in June 2007 respond to 
the need for additional, larger format retail fl oorspace to improve the vitality 
and viability of the town centre.

The outline proposals see the comprehensive redevelopment of the site 
located between The Broadway and The Moors.  Retail proposals include 
the resiting of the Waitrose store, new large stores and a variety of smaller 
scale shops, with a combination of underground and surface car parking.  
Also proposed are town centre living and new access points onto The Moors.  
Development on this site will be mixed-use and provide a variety of building 
sizes which will create a cluster of large and smaller scale units which 
broaden the attractiveness of the town centre as a shopping destination.  
The proposals, if realised in full will bring new life to this area introducing 
higher densities of use and activity that should support existing town centre 
uses. 

When considering acceptable proposals for the detail of new buildings, 
spaces and routes in line with implementing the proposals it will be important 
to ensure that they offer extremely well considered designs which are of a 
form, proportion and style complementary to the existing urban form.  

Pedestrian experience and navigation should be enhanced by providing, 
easy, safe and attractive public realm and links between the new buildings, 
car parks, The Broadway, Chapel Street and The Moors.  In overall terms, 
the redevelopment should develop a sense of belonging and continuity within 
the area rather than becoming a separate destination to the town centre.

To make the outer edges of the town centre more welcoming and attractive 
along The Moors, the possibility of providing shop or housing frontages 
should be explored in more detail.  In addition, parking could be consolidated 
within well designed multi-storey car parks to free land for buildings and 
new public spaces.  If the possibilities are limited as a result of the planning 
consent, landscape and public art alternatives to maintain a soft appearance 
to both sides of the route could be explored.

TM 3 – Waitrose Entrance

Should redevelopment of the Kingsland Shopping Centre and Waitrose store 
not take place, or be delayed, the existing entrance from The Moors should 
be acknowledged as a key arrival point to the town centre creating a strong 
sense of place.  This will limit the feeling of experiencing a service route at 
the back of the store.  A strong welcoming image should be created at this 
arrival point.  Resiting the recycling facilities within the wider site should also 
be achieved as part of a package of environmental improvements.

Church Gate and Church Lane

Despite being on the edge of the defi ned town centre area, the Church Gate 
and Church Lane character area has a quiet and peaceful atmosphere and 
feels distant from the activity of the surrounding areas.  The area contains 
some of the town’s fi nest buildings and is of great historical signifi cance and 
sensitivity.  The area is generally well maintained and the environmental 
quality of the Lane and spaces is good, though the carriageway surface 
along Church Lane is in a poor condition.

CGCL 1 – Church Gate and Church Lane

The management of this area should generally follow a programme of 
conservation.  Sensitively designed new developments, where appropriate, 
will allow the area to make a fuller contribution to, and achieve greater 
integration with, the rest of the town centre.  This will be achieved through 
close adherence to conservation controls.  Views to and from the Church 
of St Mary should be protected to reinforce its position as an important 
landmark on the edge of the town centre.  The use of signs and architectural 
lighting to emphasise the fi ne buildings could be considered to improve 
legibility and the attractiveness of the area.
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Station Road Approach

The approach to and from the railway station at 1.5km to the south east of 
the town centre winds through a predominantly housing area where the age 
and style of the area’s housing architecture varies.  Given the predominance 
of housing along the route and distance from the town centre there are 
limited opportunities for future redevelopment.  The Kennet Leisure Centre 
represents a major leisure destination located along the route.  

For these reasons, the strategy for improving the Station Road Approach 
should be geared towards improving the legibility and understanding for 
those either on bus, foot or by bicycle getting to or from the station to the 
town centre.       

SRA 1 - Railway Station

High quality information should be provided near the station’s entrance about 
the town centre to enhance access and encourage people either on foot, by 
bike or by public transport to explore the town centre and its hidden assets 
at their own pace.  On arrival at the station, visitors should be greeted with a 
detailed map of the town centre to help orientate themselves and plan their 
next steps.  An overview diagram will help to build a mental map of the wider 
town and its setting, and highlight attractions such as the Kennet and Avon 
Canal and Nature Discovery Centre.

SRA 2 – Station Road

The wayfi nding system, in the form of signs and information needs to span 
the complete journey from the railway station to the town centre making 
the route as clear and easy to understand as possible.  Key locations 
recommended for better wayfi nding treatment include:

Station Road and The Moors mini roundabout on the edge of the town • 
centre;
Station Road and Stoney Lane junction next to the well used Kennet • 
Leisure Centre;
Station Road and Urquhart Road mini roundabout;• 
Station Road and Pipers Way roundabout which is the fi rst decision point • 
on leaving the station and travelling towards the town centre.
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Priority Infrastructure Projects Summary

Based on the fi ndings of the audit and analysis and responses from the key 
stakeholder workshop, the recommended priorities for action within the town 
centre are set out in the following table.

The top priorities refl ect the role of the gateways as focal points for the 
image, identity and activity and in articulating the presence of the town 
centre which needs to be brought out.  Visible change at these strategically 
important locations will bring confi dence to the local community and to 
potential investors and provide the platform on which a sustainable pattern of 
growth and change can be built.

Improvements along the Bath Road and Chapel Street approach (A4) will 
help develop a new and improved ‘front door’ to the town centre where the 
current lack of gravitas and architectural distinction can be addressed.  The 
northern end of The Broadway represents one of the pivotal locations within 
the town centre.  

It is here that a critical mass of improvements involving street design and 
public realm improvements, in the control of the Council, complemented with 
new development can be achieved.  

The Broadway Green is the town centre’s most important public open space.        

The consolidation and improvement of the retail ‘offer’ is vital.  It is the 
key to revitalising the town centre.  The shopping core will effectively be 
‘thickened’ out at the centre with the realisation of the plans for the Kingsland 
Shopping Centre.  The redevelopment of this key site should create a 
shopping environment which combines the character of the existing street 
layout with new high quality shops and services.  The challenge is to fi t the 
new shopping into the fabric of the area and to develop a confi guration that 
matches the need for modern retail space with respect for the scale and 
character of the town centre.

Infrastructure Project Code Description and Key

A cosmetic/minor improvements
B hardscape/paving 
C landscaping/street trees
D lighting
E street furniture
F wayfi nding – signs/information
G major improvements/design

Reference Project Description Code Priority Indicative Costing 

Bath Road/Chapel Street Corridor 
BRCS 1 Bath Road and Crown Mead A B C 2 £197,750 
BRCS 2 Bath Road Rear of Properties A C 1 £69,700-£144,700 
BRCS 3 Bath Road/Chapel 

Street/Broadway 
B D E F G 1 £76,025 

BRCS 4 Chapel Street South B C D F G 5 £88,750 
High Street 
HS1 High Street West/Bath Road A/G B C D E F 1 £72,700-£147,700 
HS 2 High Street B D E F G 3 £128,400 
HS 3 High Street North G 4 £15,000 
HS 4 High Street South/Car Park A B F 4 £7,000 
The Broadway Heart 
BH 1 The Broadway 

North/Millennium Cross 
B C D E F G 1 £104,000-£111,000 

BH 2 Public Toilets A/G D E F 2 £182,000-£357,200 
BH 3 Broadway Green B C D E F G 1 £118,600-£203,600 
BH 4 40-43 The Broadway G 3 - 
BH 5 21-29 The Broadway A 3 £15,000 
BH 6 Accesses to Car Parks A B D F 3 £32,850 
BH 7 The Broadway Northern 

Gateway
B D F G 1 £30,950 

The Moors 
TM 1 The Moors North A B F 5 £93,750 
TM 2 Kingsland Centre B C D E F G 1 - 
TM3 Waitrose Entrance A C D F 1 £5,000-£12,000 
Church Gate and Church Lane 
CGCL 1 Church Gate and Church Lane B D F 4 £53,000-£55,000 
Station Road Approach 
SRA 1 Railway Station E F 2 £14,250-£21,250 
SRA 2 Station Road F 3 £8,000 

Priority

1-5 High to Low

1 High
2
3
4
5 Low

Priority Infrastructure Projects Summary
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New Centrally Located Community Facility

The Thatcham Vision First Action Plan 2007 (The Vision) identifi es several 
priority projects, which seek to strengthen Thatcham as an independent and 
thriving market town, to provide a focus for the community and to improve 
the appearance of the town centre.

One of the priorities for the town is to investigate the feasibility of locating a 
major new community building in the town centre: this forms an element of 
the brief for this Design Appraisal.  As part of our report, we have considered: 
the need for such a community facility; the form it could take and potential 
sites to accommodate it.

The Vision, which was based on an element of community consultation, sets 
out the following requirements:

a larger and centrally located library;• 
meeting rooms for use by the community and businesses;• 
offi ces for use by a range of community groups;• 
an internet café;• 
a public counter / one stop shop for local public services, including West • 
Berkshire Council, Thatcham Town Council and the police;
landscaped garden area;• 
external spaces for events e.g. markets and performances;• 
new facility must meet the highest environmental specifi cations to serve • 
as an example to the wider community.

The Vision also suggested a number of optional, but desirable features:

a larger multi-use public space for use by community groups;• 
a sound-proofed room for band practices with recording facilities;• 
ancillary retail units to generate revenue.• 

The Stakeholder Consultation event held on 16 January 2009 as part of 
this Design Appraisal (see Participation in the Design Appraisal section), 
revealed that a new community facility for Thatcham was not a high priority 
for many of the attendees.  Each of the three groups identifi ed fi ve or six top 
priorities which they felt needed to be addressed in the town centre.  All three 
groups wanted better signs and information and unsympathetic shop fronts 
and signs to be removed.

A common theme amongst two of the groups was that community facilities 
should be improved with one group suggesting there should be a town hall 
and larger library facility within the town centre, possibly located at the Priory.

Benefi ts of Centrally Located Community Facility

In our view, the provision of a modern, multi-purpose community facility 
located in the town centre, fronting onto, or with good connections to The 
Broadway or High Street would support the town centre function, increasing 
pedestrian footfalls, patronage and linked trips.  Such an initiative would 
be supported by Government advice contained in PPS6 which seeks to 
increase the vitality and viability of town centres by locating a diverse range 
of town centre uses, including libraries and community facilities at the heart 
of town centres.

The value of such a facility to the centre will very much depend on its scale 
and the uses it accommodates.  Our engagement with stakeholders during 
the Design Appraisal process suggests that there is no clear consensus on 
this point. 

Thatcham’s Existing Library

The Thatcham Vision states that “a new library is considered vital, as the 
current library provision is grossly inadequate.”  The existing library has a 
footprint of 190 m2 yet the national standards for library provision confi rm 
that a library of 750m2 is needed to serve the population of Thatcham, 
estimated to be 25,000, based on a minimum space standard of 30m2 per 
1000 population.

The existing library is located in a relatively poor location away from the 
heart of the town centre and separated from the centre by Bath Road (the 
A4), which signifi cantly reduces the convenience of linked trips by foot to the 
town centre.

Although the existing library is located within a cluster of community uses, 
including a medical centre, dental practice and Town Council offi ces, visits 
to these other facilities will, in our judgement, be limited as the health and 
administrative facilities are used infrequently on an as and when needed 
basis.

The site of the existing library is constrained in size and by its relationship 
to the surrounding buildings, which we consider would prevent any form of 
meaningful extension or update.  Relocation therefore appears to be the only 
option in order to achieve a larger library facility to meet the needs of the 
whole community.

A modern library could be the key element within any new community facility 
as this would be of benefi t to the entire community of Thatcham and, in our 
judgement, is the use likely to generate the highest number of visits.  

A replacement library would be a suffi cient “anchor” to the new “community 
facility” to potentially support other uses (for example internet café, rooms 
for use by community groups (U3A, homework club, local societies)) creating 
a genuine “hub” for the community.  Without such an underpinning facility it 
seems to us unlikely that some of the other elements referred to (new Town 
Council offi ces, one-stop shop for Council services, multi-use public space) 
would generate suffi cient activity to signifi cantly benefi t the centre or justify 
the substantial investment required.  The Design Appraisal has identifi ed 12 
vacant ground fl oor premises in the town centre that could be suitable for 
adaption to smaller scale facilities which would benefi t the local community, 
for example an internet café and/or one stop shop could occupy a vacant 
retail unit, subject to obtaining the necessary planning consents.  However, 
whilst this could assist in providing an alternative use for one of the vacant 
retail units (a number of which occupy prominent and strategic locations 
within the centre) it would not benefi t the centre to the same degree as a 
larger, multi-purpose community building.  We also consider that a West 
Berkshire Council public counter/one stop shop; community meeting rooms/
halls and an internet café could also be included to support the primary 
function:

Potential Sites

The plan opposite identifi es fi ve potential sites that could accommodate 
a community facility.  The table on page 79 sets out the advantages and 
disadvantages of these fi ve sites.  A summary of our analysis for each site is 
given below.

Site A - Bath Road/High Street West

This triangular site, at the western end of the High Street is a key gateway 
site with excellent prominence on the High Street and Bath Road that 
could accommodate a striking building to act as a marker for the arrival at 
Thatcham town centre for those approaching via Bath Road from the west.

A community use on this site could help to increase pedestrian footfalls at 
the north-west of the High Street.  However, the site is relatively remote from 
the Kingsland Shopping Centre and The Broadway.

Whilst part of the site (the current hardscaped open area) is in public 
ownership the remainder is occupied by private businesses which are 
trading and the site appears to be in multiple ownership.  This indicates that 
acquisition of suffi cient land to deliver a viable site may be complex. 
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Potential Sites for a New Centrally Located Community Facility
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Site B - The Barn and former Auto Crash Repairs

The Barn and the former Auto Crash Repairs premises are situated in 
prominent positions on the Bath Road and, as noted elsewhere in this 
Design Appraisal, have potential to create a memorable arrival point for 
visitors approaching Thatcham along the A4.  The A4 (Bath Road) also acts 
as a barrier to convenient pedestrian connectivity.  However substantial 
public realm and pedestrian priority schemes would need to be carried out to 
make this site feasible in development terms and an attractive proposition for 
a community facility.

Separate planning permissions have been granted for: demolition of the 
crash repair centre and construction of a residential scheme; the conversion 
of the Barn to a retail unit.  The approved scheme for the crash repair centre 
has not been implemented and the site is currently being marketed as 
vacant premises.  In our opinion, the approved residential development is a 
missed opportunity for this site as it will not provide a high quality building to 
signal this key gateway to Thatcham.  The approved conversion of the Barn 
is logical but we consider that this site could provide an opportunity for an 
alternative proposal to come forward which would do more to reinforce the 
town centre. 

The Barn is listed and this will limit its suitability to accommodate a multi-use 
community facility.  It could be re-developed in conjunction with the adjacent 
site although it may not be ideal to have a community facility spanning two 
buildings. 

Site C - Kingsland Shopping Centre

A community facility could be incorporated within the proposed 
redevelopment of the Kingsland Shopping Centre.  The creation of primary 
shopping frontages will be the priority of the developer, and any community 
space could be expected to occupy secondary locations, possibly on upper 
levels.  In practice, upper levels can suffer from a lack of prominence and do 
not necessarily attract the same level of footfall as facilities located at street-
level. 

The site is in private ownership and development proposals are at an 
advanced stage with outline planning permission having been granted 
that does not include a community facility.  The planning permission was 
granted subject to a Section 106 Agreement which required various fi nancial 
contributions to be paid if the outline permission is implemented (subject 
to approval of Reserved Matters).  There may be relatively limited scope to 
re-negotiate the terms of the S106 Agreement.  In the event that alternative 
proposals come forward however there may be scope to negotiate in respect 
of the inclusion of space for a community facility.  Negotiations could also be 
progressed with the developer a commercial basis outside the context of the 
S106 Agreement. 

Site D - The Priory and Environs

The Priory, in Church Lane has been suggested at the Stakeholder 
Workshop by one group as a potential site for a community facility.  We have 
examined the site, the building and the opportunities and constraints that it 
would provide.

The Priory, a former residential dwelling, is set within a large landscaped 
garden with attractive walls on its boundary.  The property is listed as Grade 
II and is situated within a conservation area.  Accordingly, alterations to the 
property, outbuildings and boundary walls will require listed building consent.  

The former dwelling was designed and built to front onto Church Lane, which 
in its current form does not visually connect to the town centre.

The Priory has a built footprint of 264m2 and the internal layout, designed as 
a dwelling with a series of small rooms, reduces the suitability of the building 
for a community use.  Any alterations to, or extension of the property would 
need to be subservient to the host property and sympathetic to the setting of 
the listed Church of St Mary.

The Priory already contains community uses, including the pupil referral unit, 
as well as accommodation for West Berkshire Council’s children’s services 
and social services teams.

Due to the current form and function of Church Lane, The Priory lies in a 
backland environment and is physically disconnected from the town centre in 
such a manner that it does not provide any greater level of prominence than 
the existing library site.  To integrate the site with the town centre it would 
be necessary to create an opening in the boundary wall and “open” the site 
to the centre.  This would also require land-owner agreement from the Co-
operative as access from the centre would require users to cross their car 
park. 

In our view, The Priory building should be retained as a Listed Building 
contributing to the architectural character of the centre.  Adaption or 
extension of the building to form a community facilities building would be 
possible (dependent on the uses to be accommodated) however the success 
of the site in contributing to the overall vitality and viability of the centre 
would be dependent on establishing a physical and visual connection via 
land at the rear of the Co-operative. 

Site E - 40 - 43 The Broadway

A community facility on this site, which currently contains two vacant 
units, has the potential to complement the recommended enhancement 
of Broadway Green.  It is located close to the heart of the town centre and 
close to the Kingsland Centre.

A community facility in this location would be expected to increase footfalls 
to the south of Broadway Green, which would enliven the main community 
space.

The site is not of suffi cient size to accommodate a new library but could be 
used, for example, to provide an internet café, one-stop shop for Council 
services of information centre.  An internet café could spill out onto a 
widened pavement or enhanced green, it would benefi t from the afternoon 
sun and could be an attractive opportunity.

The site is likely to be within one or two private ownerships.  Due to the 
current level of vacancies, these properties offer potential to accommodate a 
facility in the short-term.

Funding Sources

Funding of any proposed community facility will be a critical item and central 
to the ability to deliver the facility.

As noted elsewhere, there are a variety of sites and buildings within and 
around Thatcham town centre.  Whilst the sites themselves may not be 
inherently suitable for a new, multi-purpose community facility they will have 
a hard/economic value which could be realised and the proceeds directed 
to a new community facility, subject to positive decision being made in this 
regard by each land-owning body.

We have identifi ed The Priory, the existing library and the Parish Hall on 
Chapel Street as existing buildings in public ownership where current 
facilities could be re-provided (in whole or in part) in a new community 
building.  We would recommend therefore that a detailed dialogue is pursued 
with the owners and that a valuation exercise is undertaken to establish the 
alternative use value of each site.  This would not commit the owners but 
would establish the potential revenue which could be generated from this 
source to fund a new facility. 

Other options that need to be explored are public funds, the use of land 
swaps, private developer contributions from planning obligations and the 
dispersal of other public assets.
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Plan for taking the Options Forward

In our view, given the absence of consensus on either the need for a new 
facility or what it should provide, further detailed discussions need to be 
held with the key stakeholders most directly linked to the provision of a 
new centrally located facility to ascertain the level of commitment on their 
part.  These stakeholders include West Berkshire Council (Library Service), 
West Berkshire Council (Children’s Services) and Thatcham Town Council.  
Without a fi rm commitment from at least one of the stakeholders the prospect 
of a new multi-purpose community facility is signifi cantly diminished.

Once the degree of commitment of these key stakeholders, their ability to 
commit funding and resources and their potential willingness to release value 
from their existing land assets is known, a more detailed assessment of 
existing and potential sites (including valuation) should be commissioned.  A 
wider level of engagement with other bodies who may be able to contribute 
funding, resources or who would have an aspiration to use the facility would 
then be justifi ed and, in our judgement, would elicit a more meaningful level 
of participation if it was felt that there was a commitment to delivery of a 
project.  These wider groups could include:

Thatcham Town Council;• 
West Berkshire Council;• 
West Berkshire Safer Communities Partnership;• 
Thames Valley Police;• 
Thatcham’s Churches;• 
Thatcham Volunteer Bureau;• 
Community Groups and Clubs.• 

Once baseline agreement has been reached on:

the need for a new community facility by key stakeholders;• 
the composition of such a facility;• 
potential sources of funding;• 
a preferred site.• 

An architectural feasibility study would need to be prepared.  This would 
examine the feasibility of the preferred site to accommodate the identifi ed 
community uses and facilities.  The study would consider land values and 
build costs and provide a realistic time and cost plan for delivering the facility.

We consider that further community consultation should be built in at key 
stages to confi rm the community’s aspirations for the new community facility 
and their views on the most suitable preferred location, based on the site(s) 
identifi ed by the stakeholders, and the architectural feasibility plan.

Opportunity Site Advantages Disadvantages 

High Street West/Bath 
Road
1,408m2

 Prominent gateway location along the A4 
 Opportunity to provide striking building and architectural 

definition to town centre 
 Potential attraction to revitalise the High Street and 

increase footfalls in this area 
 Accessible location 

 Private ownership 
 Long term aspiration – whole site is unlikely to come 

forward in the short term without assistance 

The Barn and former Auto 
Crash Repairs 
1,413m2

 Prominent gateway location 
 Opportunity to create a memorable arrival point and a 

vibrant northern edge to the town centre  
 Opportunity to protect and enhance the setting  of buildings 

of architectural merit (listed Barn) 

 Private ownership 
 Both sites subject to recent planning consents 
 Barn is a listed building 
 Limited parking and barrier effect of Bath Road/Chapel 

Street (A4) 
Kingsland Shopping 
Centre Redevelopment 
n/a

 Central location within the town centre 
 Highly accessible and visible location adjacent to The 

Broadway 
 Ample car parking 

 Unlikely to be able to have community facility use at ground 
floor level due to high value retail uses at this level 

The Priory and Environs 
4,460m2

 Significant size redevelopment opportunity 
 Priory in public sector ownership 
 Re-use of a listed building 

 Physically ‘off-centre’ and therefore low key in terms of an 
attraction on the outer edges of the town centre 

 Poor connections and accessibility off Church Lane 
 The Priory is a listing building - the suitability of the internal 

arrangements to user requirements and working within the 
integrity of the building and setting 

 Historic boundary wall to the east, which would require a 
new opening to be created to integrate site with town centre 

 Site to the immediate north is in private ownership 
40-43 The Broadway 
1,000m2

 Would complement redevelopment of The Broadway Green 
as the town centre’s key public space 

 Activates the space fronting on to Broadway Green 
 Close to public car parking 
 Would serve to draw residents and visitors to the southern 

extents of the main shopping area – increasing footfalls 

 Private ownership 
 Could not accommodate a larger multi-use community 

building

Advantages and Disadvantages of Potential Community Facility Sites
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1. Background 

1.1 This document summarises a workshop event held at Thatcham Town Council 
Offices on Friday 16th January 2009.  The event sought feedback from key 
stakeholders who gathered to identify, examine and discuss the issues affecting 
Thatcham town centre and to consider the potential for change. 

1.2 Thatcham town centre is currently the subject of a Design Appraisal which seeks 
to develop a broader understanding of the character and function of the town 
centre, to identify the issues faced by the centre and to consider how the centre 
might be developed in the future. 

1.3 The event was facilitated by Turley Associates who have been appointed by West 
Berkshire Council to produce the Design Appraisal of Thatcham town centre.  The 
workshop provided an opportunity for key stakeholders to provide feedback and 
give a steer on what they felt were the positive and negative aspects of Thatcham 
town centre.   

1.4 23 key stakeholders, including representatives from key community groups, local 
businesses, Ward Councillors and Town Councillors were invited to the event.  
The event was attended by 16 key stakeholders (See Appendix 1 – List of 
Delegates). 

1.5 Feedback from the event will be used to inform the conclusions and 
recommendations of the Design Appraisal report which, once completed, will be 
published on West Berkshire Council’s website.  The intention is that this 
‘evidence base’ will then feed into the review of policies within the emerging Local 
Development Framework. 
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2. Presentation and Walking Tour 

2.1 The event was introduced with a short presentation from the Turley Associates 
project team (see Appendix 2 – event programme).  A brief summary of the scope 
of the health check and design audit which make up the Design Appraisal was 
provided.   

2.2 The presentation slides are attached at Appendix 3 for the benefit of those who 
attended the stakeholder workshop on the day as well as those unable to attend.  

2.3 The Delegates were split into three groups and went on a short guided walk around 
the town centre, stopping at 8 key locations (Route maps attached at Appendix 4).  
Participants then returned to Thatcham Town Council Offices to discuss the key 
issues and report back to the wider group, drawing on their experiences and 
observations from the walking tour.   

2.4 Feedback from this workshop is provided in the next section. 

3 

3. Workshop Feedback Summary 

3.1 Following the walking tour of the town centre, each of the 3 groups discussed and 
answered 5 questions about the town centre.  These included: 

• What do you like about the town centre? 

• What are the best features within the town centre?

• What do you dislike about the town centre? 

• What needs to be improved? 

• What are the top priorities? 

3.2 Summaries of this feedback are given below. 

What do you like about the town centre? 

3.3 Generally the participants agreed that they liked the Broadway Green, although 
some groups identified improvements which could be made to the area (see below).  
The ‘historic heart’ of the town was also identified as something that was liked, with 
the non-linear High Street and the variation of historic and listed buildings with 
appealing facades (e.g Priory, St Mary’s and URC churches, the Barn and 
traditional pubs). 

3.4 Participants also liked the village/community ‘feel’ of the town which displays an 
‘intimate setting’ and a slight ‘quaintness’ and ‘quirkiness’ to it.  The centre was 
thought by many to be compact and well serviced with shops, with interesting 
retailing (e.g. Manderin shopping arcade) and a good selection of varied 
restaurants.  One group also identified the market in the centre as something which 
they liked.     

3.5 Car parks in the town centre were thought to be well located.  One group also 
mentioned that they liked the one-way gyratory system (although this was also 
mentioned as a dislike by other groups). 

What are the best features within the town centre? 

3.6 Unsurprisingly, some of the best features of the town identified by participants 
overlapped with what they liked about the centre.  One group described Thatcham 
as a ‘hidden gem’.  The Broadway Green was acknowledged by all groups as an 
attractive area which has more potential as a key green space within the town 
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centre.  Also, the relationship of the Conservation Area (which has a number of 
attractive buildings) to the town centre was thought to be a positive feature that 
could be exploited more.  Again, the church and the Priory were mentioned as 
buildings which had particularly pleasing aspects.  The architecture of the High 
Street, its building ridgelines and brickwork were highlighted as a good feature, as 
was the Market Cross and Millennium Memorial. 

3.7 Again, the provision of two ‘good sized’ car parks which are in close proximity to the 
High Street and Broadway was mentioned, as were the good bus links that the town 
centre has.  Some groups also identified the toilet block building as a good feature, 
although it was acknowledged that it could be improved in design terms, put to 
alternative use or perhaps even provided elsewhere within the town centre - given 
the prominence of its location. 

What do you dislike about the town centre? 

3.8 Almost all participants identified that there were no gateways into the town, with 
barriers at entrances and a general lack of signs making it hard to tell that ‘You’ve 
arrived at Thatcham’.  This it was felt resulted in many visitors not knowing it’s 
there.  Comments such as ‘you could drive past and miss it’ were made.  It was 
generally felt that there is a lack of identification and information on arriving at the 
historic town (which may be the oldest continuously inhabited settlement in England 
– this could be a tremendous selling point for the town centre if found to be true). 

3.9 Other issues were that the town centre has poor connectivity and lacks good 
pedestrian flows.  An example was given by one participant that once you are in the 
car park you don’t know where to go.  Pedestrian access in the Kingsland Centre 
was thought to be poor, with poorly placed benches, bollards and planters creating 
pinch points and making it difficult for wheelchair users and those with pushchairs.  
Street furniture and road sign clutter were also identified by most participants as an 
issue, with some signs within the Conservation Area being described as ‘garish and 
unsightly’.  The ‘utilitarian’ façades on some buildings were also thought to be 
unsympathetic to the Conservation Area. 

3.10 Another issue identified with the public realm was the dominance of the public toilet 
block, which some said they felt faced the wrong direction and others said was in 
the wrong location entirely and should be placed somewhere less prominent.  Other 
specific areas that were disliked by participants were: 

• The area of ‘wasted’ land at the end of the High Street by Spice restaurant.  Some 
liked the trees that were present but everyone disliked the planters 
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• The stretch along the Bath Road (A4) from the bottom of Park Lane to the corner at 
the top of Broadway which is dominated by the backs of properties and looks 
neglected 

• The space in front of the toilet block  

• The view of the recycling section in Waitrose from The Moors  

• The Broadway Green’s lack of visual permeability (safety implications) 

3.11 Generally, people felt there was a good range of shops but that there was room for 
improvement within the town centre.  More clothes shops would be welcomed, 
along with fewer charity shops and more specialist shops. It was also noted that 
there is a lack of shop floor space with available units generally being small and 
unsuited to the needs of many retailers. 

3.12 The majority of participants felt that additional parking restrictions might create a 
negative aspect for the town and that car users should be encouraged.  As 
mentioned above, the one-way gyratory system was disliked by some.  One 
participant also commented that they felt the pavements on the east side of The 
Broadway are too wide.  Another group thought that the build outs along The 
Broadway should be removed and that cars and pedestrians could potentially 
‘share space’. 

What needs to be improved? 

3.13 Below is a bullet point summary of the main improvements that were suggested: 

• Signs around the town could be improved. Pedestrian signs are not clear and better 
signs could be provided (information about the town, directions to town from station 
approach etc.).  A sign is needed at the railway station giving information about 
Thatcham and bus routes/timetables to the town centre. 

• Improve ‘entrances’ to the town centre, possibly with welcoming signs/features such 
as an archway (sympathetic to Thatcham architecture) e.g. at the Waitrose car park 
entrance and westerly approach to High Street. 

• Could it be confirmed (via Guiness Book of Records) that Thatcham is the oldest 
continuously inhabited settlement in England?  If so, it was felt that this fact should 
be used to brand the town centre. 

• Improving the public realm by removing street furniture and clutter.  Remove 
planters near Spice, cut overgrown shrubs in the Kingsland Centre back, relocate 
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shopping trolleys from outside Waitrose to a location where they do not create a 
pinch point. 

• The toilet block building needs to be relocated or possibly put to a different use.  
One group suggested it could be used as an information point for visitors to the 
town, whilst others thought the building could be redesigned using different 
materials to open the area up e.g. more glass in the façades. 

• Promote historical aspects of the town, make more of the Conservation Area and 
improve the less attractive buildings.  Improve the Barn (Grade II listed) on Bath 
Road (A4) and the building next to the Barn. 

• Improve the streetscape along Bath Road (A4) where the backs of properties and 
servicing areas are currently visible. 

• Improve elements of the Broadway Green e.g. remove the hedging which conceals 
aspects of the green and replace with railings. 

• Improve pedestrian access and flows around the town centre e.g. pedestrian access 
from the north (residential area to town other side of A4); improve crossings at The 
Moors/Bath Road and Bath Road/Park Road; improve connectivity between the 
Priory and the town centre; and to provide access from the Co-Op car park onto the 
High Street. 

• Remove ‘paved finger’ from the monument site at the northern end of The 
Broadway to allow traffic to go around it more safely and make a feature of the 
market cross area. 

• Explore the potential for a local consortium for the town centre to give people a 
focus and vehicle for coordination of ideas and projects (including traders). 

• Improve the public realm with better lighting 

• Increase the number of specialist shops and hold different speciality markets within 
the town centre. 

• Most groups wanted the majority of parking restrictions to be removed and the 
parking potential increased to enable ’shoppers to shop’.  However, one participant 
suggested that parking restrictions (maybe 1 side parking only) could be introduced 
on the High Street. 

• One group wanted the High Street traffic flow to be ‘revamped’ whilst another 
mentioned the possibility for partial pedestrianisation along the High Street and The 
Broadway.  Another group thought the build outs along The Broadway could be 
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removed and a different ‘space sharing’ relationship between pedestrians and 
vehicles explored. 

What are the top priorities? 

3.14 Each group identified five or six top priorities which they felt needed to be 
addressed in the town centre.  All three groups wanted better signs and information 
about the town, with possibly the installation of ‘Welcome to Thatcham’ at key 
locations.  However, participants felt that unsympathetic shop fronts should be 
removed.  Participants wanted the town to be better promoted and to draw out the 
attractive aspects of the town to make the most of them e.g. by physically defining 
the extents and special qualities of the designated Conservation Area.  This also 
tied in with identifying the town’s ‘unique selling point’, which one group suggested 
may be the selection and variety of restaurants. 

3.15 Improvements could be made to the Green on The Broadway.  Suggestions 
included removing the hedge and replacing it with railings to open the area up, 
improving surfaces in the area, improving the market and relocating/redesigning the 
public toilets.  Participants wanted the commercial viability of the town centre to be 
revitalised with an improved town centre, incorporating the redevelopment of the 
Kingsland Centre. 

3.16 A common theme amongst two of the groups was that community facilities should 
be improved with one group suggesting there should be a town hall and larger 
library facility within the town centre, possibly located at the Priory.  Some of the 
groups thought that parking should be made easier, with fewer restrictions on the 
High Street and possibly free parking for a two-hour period at Waitrose.  Finally, 
one group thought that the creation of a consortium for Thatcham was a top priority.  
This could be linked to the existing vision steering group. 
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4. What Next? 

4.1 Feedback from the event will be used to inform the conclusions and 
recommendations of the Design Appraisal report which, once completed, will be 
published on West Berkshire Council’s website.  The final report will contain a more 
detailed account of the feedback received from key stakeholders, including those 
who were unable to attend the event on 16th January. 

4.2 The Design Appraisal report will be used by West Berkshire as part of their Local 
Development Framework (LDF) evidence base to inform future policies which will 
help shape Thatcham Town Centre. 
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Thatcham Town Centre 

Design Appraisal Stakeholder Event – 16 January 2009 

Attendance list: 

Peter Allen  Thatcham Town Council 

Cllr Rodney Arnold Thatcham Town Council 

Cllr P Bale   West Berkshire Council 

Cllr Richard Crumly  West Berkshire Council and Thatcham Town Council 

Cllr Lee Dillon   West Berkshire Council and Thatcham Town Council 

Jackie Edwards  Southern Market Traders Co-Operative 

Cllr Sheila Ellison Thatcham Town Council 

Richard Halderthay  Green Issues 

Cllr Owen Jeffery  West Berkshire Council and Thatcham Town Council 

Helen Johnson   U3A 

Mark Kinkead   Chelstone Management 

Bryan Lyttle   West Berkshire Council 

Sarah McCullough  West Berkshire Council 

Cllr Terry Port   West Berkshire Council and Thatcham Town Council 

Susan Powell   Safer Communities Partnership 

Sue Whiddett  Thatcham Volunteer Bureau                                                 
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