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2.1 Introduction

Introduction

The Council are pleased to present an exciting and ambitious 
new masterplan for Basildon town centre. We want to redefine 
what the town centre offers, meeting the needs for housing, 
retail, leisure and business opportunities. This is about a total 
transformation – a re-imagining of what Basildon town centre 
stands for – its purpose and its character.
 
This new masterplan will enable Basildon town centre to 
become the beating heart of South Essex. The new town 
centre will further strengthen the local economy ensuring 
that it plays a strategic role within the region as a hub for 
business and innovation. The new cultural, educational and 
entertainment facilities will cultivate a community of local 
entrepreneurs and will attract talent from the South East 
region and new businesses looking to move into the area.  
 
Basildon Town Centre will also be the centre of the area’s 
delivery of public sector and community services providing 
local residents and businesses with the support and resources 
they need. By building on its improved accessibility to all 
types of local transport, the new Town Centre will also 
improve its connectivity with the wider region. An integrated 
greener landscape, will deliver attractive, safe spaces in 
which people love to spend time and enjoy the town centre’s 
vibrancy and life. 
 
This is a truly ambitious masterplan, and we invite you to work 
with us to help deliver it, and to believe in Basildon.

About This Project

Basildon Borough Council commissioned architects and 
urban designers We Made That and real estate consultants 
Cushman & Wakefield to develop a Masterplan for the future 
of Basildon Town Centre. The Masterplan aims to build on the 
current assets of the town centre and identify where there are 
opportunities for improvement and development.  It sets out 
a clear vision for the town centre that will guide regeneration 
activity by the council as well as encourage investment into 
the town centre by landowners, investors, developers and 
other public sector bodies. It also aims to deliver the Council’s 
commitment to Climate Change as an integral driver for 
growth and inward investment to the centre.

The Masterplan builds on current momentum for change 
generated by a 2012 masterplan for the town centre including 
the cinema development at East Square and the introduction 
of South Essex College into Market Square. It also sets out 
ambitions for improving the public realm and routes through, 
around and in and out of the town centre, making it better 
connected to surrounding neighbourhoods and to transport 
connections.

The masterplan has been guided by the views of the people 
who use the town centre to make sure that it serves the needs 
of local people. The design team carried out public events in 
the town centre and offered online options to gather the views 
of people who use the town centre. This engagement built on 
what the council has heard from the #Ourspace survey about 
what residents, workers and visitors want from their town 
centre. Key themes of this consultation were:
• Improvements to restaurants, shops and entertainment 
• A greener town centre would make people spend more 

time there
• Making pedestrian environment feel safer and better 
• Better connections from public transport and improving 

the bus station

The masterplan will be adopted as a Supplementary Planning 
Document (SPD) to the Local Plan to inform the development 
of the town centre over coming years.

 

Purpose of the consultation and next steps

This document is a draft version of the masterplan which has 
been prepared for public consultation in line with Government 
guidance regarding the production of Supplementary Planning 
Documents (SPDs). The purpose of this consultation is to 
capture ideas, thoughts and opinions on the proposals for 
the future of the town centre from as wide a group of different 
interests as possible – local people and businesses, other 
public sector bodies, infrastructure providers and town centre 
landowners and developers. The feedback that is received 
will feed in to a final version of the masterplan which will be 
adopted by the Council as an SPD later in 2020, and the 
timing of this will depend on the feedback. 
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3.1 Strategic    
context
Basildon town centre is the heart of South Essex and plays 
an important role in the economic and community life of this 
expanding sub-region. Located between two bands of Green 
Belt, it serves a broad catchment area (including from out 
of the borough) which includes the growing population of 
Basildon New Town as a place to shop, enjoy leisure time, 
work, access community services and live. It benefits from 
a strategically important location along national and regional 
road and rail networks linking it to London, Greater Essex and 
beyond. Basildon is the largest economy in South Essex and 
the town centre is one of the county’s regional centres and the 
linchpin of a network of other town centres in the Borough – 
Pitsea, Laindon, Billericay and Wickford.

Basildon

Pitsea

Billericay

Laindon

 LANGDON HILLS

 LANGDON HILLS
COUNTRY PARK

 LAINDON PARK

GLOUCESTER 
PARK 

WHITMORE PARK

NORTHLANDS 
PARK

WAT TYLER
COUNTRY PARK

MIDDLE HALL 
NATURE RESERVE

MARKS HILL

NOAK BRIDGE 
NATURE RESERVE

Strategic Transport Network Surrounding Basildon Borough; 
Basildon Borough Revised Publication Local Plan 2014 – 2034

Key
 Ward boundaries
 2 mile radius
 Green spaces
 Green Belt boundaries
 Basildon Town Centre 

boundary

N 0  600m
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3.2 Town centre: 
 past and present
Basildon was one of the first New Towns built under the New 
Towns Act of 1946 and was officially designated a New Town 
in 1949. It was planned as a bold vision looking forward to a 
utopian future. Set piece buildings and landscaping framed 
and articulated pedestrianised public spaces.

“Basildon will become a City which people from all over the 
world will want to visit. It will be a place where all classes of 
community can meet freely together on equal terms and enjoy 
common cultural recreational facilities.”
Rt. Hon. Lewis Silkin. Minister of Town and Country Planning, 

September 1948

In its original incarnation, Basildon’s town centre was open 
and outward looking with a central retail spine that opened up 
to neighbourhoods at the east and west, with greenery at its 
heart. It was also notably smaller than it is today. 

Basildon town centre remains a busy and well used town 
centre. Smaller units away from the main retail spines have 
accommodated an eclectic mix of independent commercial 
uses. The town centre also has an important social function 
that is working well. It is recognised though that there is 
currently and over-provision of retail space and an under-
provision of other uses such as leisure and food and drink to 
bring diversity to the town centre.

There is great potential to make Basildon town centre a better 
connected place; improved connectivity will be a significant 
factor in unlocking Basildon’s potential. This includes the 
Council’s strategy for delivering sustainable infrastructure 
through development (such as electric car charging) and 
recognising the benefits of green infrastructure, as part of 
natural capital. Above: Greenery in Town Square in the 1960s

Below: Good, well used cycle routes at Roundacre
Above: Asian Food and Martial Arts shop, 1st floor in the 
Eastgate Centre
Below: St. Martin’s Square public realm





Strategy 5
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5.1 Our Vision 
 
Over the coming years, Basildon town 
centre will grow to become the beating 
heart of South Essex. This document sets 
out our vision to achieve this, by setting our 
aspirations for the town centre and to guide 
future development and encourage ambition.

A town centre open to all, it will be home to 
a vibrant, mixed community of people and 
boast new cultural and entertainment facilities 
that befit the town’s strategic importance and 
its pioneering, New Town spirit. It will become 
a town centre in which companies start up 
and want to move to, and which people 
visit to enjoy their leisure time and shop. 
It will be the centre of the area’s delivery 
of public sector and community services, 
building on its improved connectivity and 
accessibility by all modes of transport to 
local neighbourhoods and the wider region. 
All these activities will be integrated into 
a greener landscape, with attractive, safe 
spaces in which people love to spend time 
and enjoy the area’s vibrancy and life.

An impression of what the St. Martin’s Square and Town 
Square could look like, based on the principles in the SPD
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5.2 Guiding Principles

The following guiding principles underpin our vision and 
aspirations for Basildon town centre. They are to act as a 
guide to those wanting to develop in the town centre and 
support our re-imagining of what Basildon town centre stands 
for – its purpose and its character.

3 Encourage High Quality Development and    
 Regeneration

1 A Framework for Growth

4 Improve Connectivity

2 Expand the Role of the Town Centre

5 Create New Green Links and Spaces

6 Create Welcoming New Town Centre Arrival Points

7 Establish a Diverse and Inclusive Destination
 

8 Promote a Sustainable Approach
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5.2 

1 A Framework for Growth

   

• Set a vision for the longer-term aspirations for the town 
centre to guide future development and encourage 
ambition.

• Provide new quality homes, workplaces, and leisure 
opportunities required for our residents, and to support our 
Borough’s growth

• Work with the town’s established and future commercial 
partners to help realise their aspirations for future growth.

2 Expand the Role of the Town Centre

• Introduce a diverse range of land uses into the town centre 
to ensure economic vibrancy and activity is sustained 
through future challenges and demands.

• Create different character areas and spaces, where land 
uses complement one another.

• Strengthen key cultural assets and ensure these are fit for 
purpose now and in the future, in line with wider cultural 
shifts.

• Create accessible and inclusive quality public spaces that 
everyone can enjoy.

3 Encourage High Quality Development and    
 Regeneration

 
 
 

 

• Identify key assets, both physical and cultural, that can be 
amplified and strengthened, celebrating the architectural 
heritage of the New Town movement.

• Encourage high quality new buildings, that are sustainable, 
inclusive and accessible.

• Create inviting public realm that can accommodate a range 
of events 

• Include flexible space in new developments that might 
allow collaborations between venues and outside cultural 
organisations
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4 Improve connectivity 

• Increase accessibility from surrounding areas on foot, by 
cycle and public transport

• Provide a modern and effective transport hub that is in itself 
a high-quality welcoming and inclusive point of arrival.

• Provide infrastructure within the town centre and around 
the transport hub that promotes more sustainable forms of 
travel

5 Create New Safe Links and Spaces

• Celebrate and enhance the generous open spaces bringing 
greenery and colour into the town centre.

• Ensure development surrounding the town squares is of a 
high quality and ground floor uses activate and coordinate 
with the space appropriately.

• Bring greenery and colour into all public realm
• Improve links into surrounding green spaces, parkland and 

neighbourhoods. 

6 Create Welcoming New Town Centre Arrival Points 

• Create a great first impression of the town centre by 
improving the sense of arrival from key adjacent locations 
and transport hubs by use of considerate and coordinated 
urban design.

• Ensure safe and easy access for all from key transport hubs 
and adjacent areas

• Create attractive and inclusive wayfinding materials at key 
gateway points

5.2 
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7 Establish a Diverse and Inclusive Destination
 

 
• Raise quality, accessibility and inclusivity to provide a place 

where everyone can live, work and spend time.
• Create flexible and dynamic working spaces that encourage 

entrepreneurship and enterprise including building on 
Basildon’s Tech Town ambitions.

• Create improvements to lighting, wayfinding, passive 
surveillance and clear views to create a better sense of 
safety and security

• Create a safe and welcoming night-time destination 
building on the town’s established creative hubs, that 
provide leisure options for residents, both of the town 
centre and beyond.

8 Promote a Sustainable Approach

• Encourage high quality new buildings with a high energy 
performance, use of low carbon materials, and use of 
renewable energy generation

• Promote sustainable forms of transport and movement 
to reduce the dominance of vehicular traffic and create a 
cleaner, greener and healthier town centre

• Identify existing buildings to be retained, refurbished or re- 
purposed 

• Improve biodiversity in the town centre by introducing new 
native trees and greenery

5.2 
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5.3 Strategic 
 aims
This section we sets out how the guiding 
principles could be used to bring about 
physical transformation.

Land use

Strengthening the fabric of the town centre 
through improvements to gateways and 
public realm will provide a framework within 
which sites can be brought forward for 
regeneration, encourage investment that leads 
to increased activity and movement within the 
town centre which in turn leads to economic 
renewal. A key ambition of the masterplan 
is to contribute to the vision and social well-
being of the town centre by promoting a mix 
of town-centre uses including retail, leisure, 
culture, community and workspace uses, to 
encourage an active and vibrant town centre. 
‘Town Centre Appropriate’ uses have been 
proposed in the centre core to allow flexibility 
in planning terms in the town centre. The 
masterplan aims to maximise change through 
clustered uses:
• Leisure and cultural quarter around East 

Square
• Mixed cultural hub fronting St Martin’s 

Square
• Community and workspace uses in 

proximity to transport hub (train and bus 
station)

Residential development is encouraged within 
the town centre. It is also supported on both 
the edges of the town centre and peripheral 
sites, with the aim of blurring the perceived 
ring road boundary, creating a town centre 
that better connects to existing residential 
areas. A strategy for parking provision for 
future development has been suggested. 
However overall future requirements for 
parking will need to be assessed in the light 
of the car parking study currently being 
undertaken. 

Key

 Residential
 Town centre appropriate  

 (retail focused)
 Mixed use (leisure/culture/ 

 community)
 Community
 Education
 Workspace
 Car parking
 Other
 Transport hub
 Basildon Town Centre  

 Masterplan boundary

Laidon Link
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Broadmayne

SouthernhayTown Square

East 
Square

St Martin’s 
Square

Basildon 
Station

Basildon
Bus Station

N 0  250m

Gloucester Park
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5.3 

Connectivity and movement

A key ambition of the masterplan is to 
improve connectivity and movement. It 
promotes new routes and greater permeability 
through the town centre core, as well as to 
surrounding residential neighbourhoods and 
green spaces.

The masterplan supports improvements to 
public transport links, walking and cycling 
routes, promoting sustainable transport as an 
attractive option: 
• a new transport hub and arrival space 

between Basildon train and bus station 
encourages the use of public transport 

• new cycle routes and revitalised walkways 
promote more active modes of transport 
and a healthier community

• 

A key delivery ambition is a new transport 
hub providing an improved arrival point from 
rail, bus and on foot, and that will include 
facilities that encourage active travel.

Key

 Pedestrian routes:
 existing

 Pedestrian routes: new
 Servicing routes
 Existing cycle route
 Proposed cycle route
 Transport hub
 Green open space
 Basildon Town Centre  

 Masterplan boundary

Basildon 
Station

Basildon
Bus StationLaidon Link

G
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llg
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N
ether M

ayne

Broadmayne

Gloucester Park

SouthernhayTown Square

N 0  250m
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Laidon Link

N
ether M

ayne

Broadmayne

Gloucester Park
Southernhay

Town Square

East 
Square

St Martin’s 
Square

Basildon 
Station

Basildon
Bus Station

5.3 

Public realm and open spaces

A key ambition of the masterplan is to 
strengthen the connections between key 
spaces to maximise their shared value, and 
to improve the quality and biodiversity of 
Basildon’s public spaces. To create a public 
realm that is a visual asset to the town centre 
as well as a practical one, creating inclusive, 
well- signed and coherent pedestrian routes. 
The masterplan promotes key improvement 
areas: 
• A new arrival space at the Transport Hub 

to create a welcoming entrance to the 
town centre 

• Two supporting public spaces around the 
new South Essex College and Eastgate 
Centre entrance 

• Connecting public realm across the 
town centre, particularly considering 
accessibility and inclusivity, and better 
connections to surrounding green spaces

• Efficiency network improvements 
including downgrading roads and 
introducing new pedestrian crossings in 
and around the town centre to prioritise 
pedestrian and cycling movement 

• Make Basildon a ‘cycle town’ by creating 
a useful and inviting network of cycle 
routes which builds on the existing 
infrastructure

• Create a new network of residential streets 
and shared green spaces to create safe 
and inviting residential neighbourhoods 

• Improve lighting, wayfinding, passive 
surveillance  and clear views to create a 
better sense of safety and security

• Reducing street clutter in key locations 
that could be barrier to inclusion.

• Improve the design of the key public 
spaces to allow the accommodation of 
flexible events and performances

G
hy

llg
ro

ve

N 0  250m

Key

  Key open space
 Supporting public space
  New/improved pedestrian  

 route
 Proposed green space
  Downgraded road
  Residential street
  New/improved pedestrian  

 crossing
 Existing cycle route
 Proposed cycle route
 Basildon Town Centre  

 Masterplan boundary



Draft Basildon Town Centre Masterplan p 21

An impression of what the Southerhay could look like, based on the principles in the Masterplan
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5.3 

Building heights

Encouraging more people to live in the town 
centre is fundamental to achieving the vision 
for the town centre. New development will 
increase the overall demand and utilisation 
of the town centre. The design of all new 
development will:
• ensure sustainability of existing context
• meet identified needs
• provide development on a phased basis
 
The town centre core should accommodate 
a substantial number of new homes. Brooke 
House is a prominent figure in the town 
scape, there is an identified opportunity for 
additional tall buildings to complement this.
Tall buildings should avoid creating a wall of 
tall development and to preserve some views 
of Brooke House.

Residential development at the edges of the 
town centre should be lower in scale with 
taller marker buildings marking out routes 
into the town centre. Residential development 
on peripheral sites, outside of the town 
centre core, should mostly be of a low rise 
suburban nature, up to 4 storeys. These 
should be town house, terrace or maisonette 
type developments to reflect surrounding 
neighbourhoods.

The masterplan provides a future capacity 
within the town centre for up to 4200 homes. 
The Local Plan identifies around 2,128 homes 
for the town centre, delivered as guided by 
the most up to date Town Centre Masterplan. 
This masterplan identifies a higher capacity 
than in the Local Plan because a proportion 
of the housing numbers in the masterplan will 
be delivered beyond the Local Plan period 
(i.e. beyond 2034) and it has a wider spatial 
boundary than the definition of the town 
centre in the Local Plan.

Taller than 8 storeys

Mid level buildings of between 4-8
with taller marker buildings at key 
locations

Mid level buildings of between 4-8
with taller marker buildings at key 
locations

Mid level buildings of 
between 4-8
with taller marker buildings at 
key locations

Mid level buildings of 
between 4-8
with taller marker 
buildings at key 
locations

Building height parameters:
Section looking north

Building height parameters:
Section looking west

Taller than 8 storeys

Mid level buildings 
around the periphery

M
ed

iu
m

 r
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e 
m

ar
ke

r 
up

 to
 1

4 
st

or
ey

s

Key

 Buildings up to 4 storeys
 Buildings 4-8 storeys 

 (with taller marker buildings)
 Buildings taller than 8 storeys*

*Indicative area for varied heights and 
potential location of point towers. 

Where planning applications are submitted, 
Basildon Council will consider the suitability 
of building heights based on the following 
criteria:
• Skyline view / townscape
• Open Space and amenity
• Sustainability, materials and microclimate
• Streetscape and public realm
• Detailed design / materials
• Urban setting and heritage assets
• Transport, movement and accessibility
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An impression of what a new transport hub could look like, based on the principles in the Masterplan
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5.3 

Culture

Basildon has a rich cultural history. Public art being a key 
consideration during its original formation, popular music has 
played an important part in its past, and though space for 
live music has dwindled in recent years,  public engagement 
indicates that there is still demand for performance and 
rehearsal space. The building of the new cinema on East 
Square and a new building for South Essex College creates 
a landmark opportunity for Basildon to reinvent its cultural 
status as a key part of its regeneration. 

Future development of the town centre needs to create a 
place for existing and new cultural assets to anchor the town 
centre. These will need to add to the cinema and college 
developments and the future theatre or cultural hub as well 
as the casual music events and pop-up activities within the 
newly defined Town Square and performance area.

Public spaces between these two anchors should be 
designed to accommodate events and cultural activities 
with facilities to support these uses including pop-up power, 
lighting and audio-visual systems. In addition, a cultural 
programme would be an opportunity to ensure ongoing 
activation and cultural events within the town centre. 

Biodiversity net gain and greenery

Basildon town centre is surrounded by Gloucester Park to the 
north west, and Basildon Hall and Middle Hall to the south 
east. However, today the town centre is characterised by a 
hard street-scape with little greenery, and poor connections 
to the outer green spaces. The identity of the town centre 
should be strengthened by focusing on a healthy green and 
pedestrian friendly street-scape. The masterplan will seek to 
achieve a net increase in biodiversity measurable using the 
‘Defra biodiversity metric’.

Future public realm improvements to the town centre should 
address these issues by:
• Exploring options for greenery in the town centre, 

particularly public spaces including Town Square, St 
Martin’s Square, and East Square

• Considering a green route through the town centre, linking 
the surrounding parks Gloucester Park, Basildon Hall and 
Middle Hall, to the heart of town

• Improving signage and routes to green spaces to address 
perceived distance between town centre and green spaces

• Incorporating new trees could bring shade in the summer 
and reduce the impact of wind flows around tall buildings, 
and provide habitats for a variety of life town centre wildlife

• Protecting and enhancing the existing habitats present in 
the town centre as well as surrounding neighbouring parks

• Maximising urban greenery along new permeable linking 
routes ensuring a vibrant, connected and accessible town 
centre for all

• Introducing efficient and less polluting night time lighting, 
reducing threat to night time wildlife 

• Using resourceful materials and considering SUDS and 
water conservation techniques in order to maintain and 
enhance the quality of ground and surface waters

Local economy

A successful local economy needs a successful Basildon 
town centre at its heart. The masterplan will contribute to 
achieving the Council’s objectives of making Basildon the 
economic powerhouse of South Essex and benefit local 
people by:
• Providing opportunities for new businesses in growth 

sectors (including digital, creative industries and ICT) 
to locate in the town centre – from start-ups in existing 
affordable accommodation to new business space for 
employers to complement the Borough’s strong business 
space offer on the A127 corridor and other areas

• Broadening the range of uses in the town centre to 
include leisure, culture and entertainment and hotels and 
encourage an evening economy whilst protecting and 
strengthening the core retail areas of the town centre

• Improving the quality of transport, infrastructure and public 
realm to provide the facilities that can persuade more 
businesses to locate here

• Encouraging more public sector service delivery in a 
location that is easily accessible by public transport, 
walking and cycling

• Enhancing the attractiveness of the whole Borough for 
inward investment by providing a positive, better quality 
image for the town centre
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5.3 

Deliverability

The Council is determined to lead and deliver on the ambition 
in this masterplan through a range of initiatives, including:
• Using its own functions (its own property assets, 

planning, housing, economic development and others) in 
a coordinated and focused way to support the delivery of 
the masterplan

• Assembling land where appropriate and where financial 
objectives can be met in order to enable regeneration. This 
could involve the use of Council powers to take forward 
Compulsory Purchase Orders

• Working with public sector partners to deliver public sector 
services in a way that better supports the growing town 
centre community and broader regeneration as well as 
working to secure additional public sector funding to help 
deliver development

• Working with Basildon Town Centre Management to take 
forward the long term maintenance and stewardship of the 
town centre

• Working with transport and infrastructure providers to 
make a persuasive business case for improved provision 
to serve the town centre and underpin its regeneration

• Ensuring that the masterplan incentivises third party 
landowners to develop proposals for their sites that match 
the objectives of the masterplan

• Marketing and promoting the opportunities in the town 
centre to investors, businesses and developers who share 
the Council’s aspirations and ambitions

• Ensuring that development proceeds in a coordinated 
manner so that the town centre remains fully operational 
and open for business during construction phases

Inclusivity

Future plans for the town centre must meet the needs of the 
whole community, considering physical, social and economic 
accessibility. This includes creating spaces for a diverse range 
of user groups including disabled people, older people, carers 
and parents with young children:
• Creating a fully accessible public realm environment with 

level crossings and ramps where necessary 
• Improving the public realm with consideration for the 

visually impaired, reducing clutter, such as bollards and 
impediments 

• Providing free amenity space for young children and adults 
such as indoor and outdoor play facilities, youth clubs and 
other leisure facilities for all ages

• Providing a range of community facilities such as an 
accessible library, health services and community spaces 

• Designing quality public spaces with play spaces, seating 
and greenery 

• Including a range of affordable, social rented and sheltered 
housing within and close to the town centre to promote a 
diverse community

• Creating a safer public realm environment by considering 
‘Design Out Crime’ principles in project proposals

For further guidance on accessible and inclusive 
environments, please refer to the Inclusive Basildon Document 
by Basildon Council. This outlines ambitions to go above 
and beyond the requirements of the Part M of the Building 
Regulations (Access to and use of buildings), seeking to 
achieve the higher standards of design outlined by the British 
Standards in BS 8300 (Design of an accessible and inclusive 
built environment). 

Design Quality

Basildon town centre has a distinct and unique character as a 
New Town. The masterplan seeks to retain and celebrate the 
character of the town centre, whilst striving for an ambitious 
future including high design quality future development by:
• Encouraging architectural design that is appropriate, 

respectful and celebratory of the New Town context of the 
town centre

• Putting policies in place to ensure new development meets 
the same level of ambition of the architecture of the New 
Town movement

• Setting ambitious standards that promote high quality 
design and forward thinking construction techniques 

• Promoting safety and security in the design, for example 
through Secured By Design principles to ensure the 
security of buildings and their immediate surroundings to 
provide safe places to live, work, shop and visit.

• Creating high quality  and sustainable urban deisgn and 
public spaces

• Providing new well connected routes
• Integrating Basildon’s built heritage
• Creating a vibrant town centre

For development proposals the early design stage is the 
most cost-effective time to incorporate relevant design and 
technological measures, enabling proposals to realise their 
full potential to reduce carbon dioxide emissions and adapt 
to climate change. Responding to climate change has to be 
an integral and essential part of the development process and 
not a set of ‘bolt-ons’ – increasingly, this will be seen as a key 
part of ensuring buildings are fit for purpose into the future. 
Preventative and adaptive measures will generate long term 
savings (particularly for energy and water use), and over time 
the inclusion of such measures should have positive impacts 
on property values as occupiers become more aware of the 
impacts of climate change on their environment. The costs 
and feasibility of measures to tackle climate change within 
developments need to be balanced against the potential 
cumulative costs that would come from failing to respond to 
the need for mitigation and adaptation.
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5.3 

Sustainability and response to the climate crisis

A key ambition of the masterplan is to consider the existing 
and future requirements of Basildon Town Centre, proposing a 
sustainable approach for development by:
• Promoting healthy streets; reducing the dominance of 

vehicular traffic and better supporting walking and cycling 
to create a cleaner, greener and healthier town centre

• Improving access to public transport, including a new 
transport hub and arrival space between Basildon Bus 
and Train station to make pubic transport a more attractive 
option

• Identifying existing buildings to be retained, refurbished or 
re-purposed to reduce the need for new development and 
the associated environmental implications

• Encouraging high quality new buildings with a high energy 
performance and reduced heating and power requirements

• Considering glazing aspects in terms of solar gain and 
heat loss to reduce heating and cooling requirements

• Encouraging the use of low carbon materials 
• Encouraging the use of renewable energy generation
• Designing in Sustainable Urban Drainage Systems (SUDs)
• Improve biodiversity in the town centre by introducing new 

native trees and greenery
• Considering local power generation, such as CHP or solar 

PV
• Considering efficient town-centre-wide waste management 

systems
• Considering the impact of overheating in proposals to 

ensure thermal comfort in the buildings.
• Encouraging the use of renewable energy generation
• Include sustainable procurement of materials, including 

using local supplies where feasible 
• Include the use of sustainable urban drainage systems 

(SUDs) and managing surface water run-off
• Development proposals to make the fullest contribution to 

minimising carbon dioxide emissions by designing to use 
less energy, supply energy efficiently and where possible 
use renewable energy. To use ‘fabric first’ approach and 
on-site renewable energy equipment to reduce predicted 
CO2 emissions by at least 20% or to meet any new 
national standards that exceed those set out in this policy. 

• Advise what achievement levels or targets for new 
development they would like to set (for Building for Life 12, 
BREAAM, CEEQUAL etc)

• Major development proposals to be accompanied by an 
energy assessment demonstrating how carbon dioxide 
emissions will be met within the framework of the energy 
hierarchy 

• Development will be supported where minimising the 
generation of waste, including recycling storage facilities 
on site and where contributing towards renewable energy 
generation 

• Strategic locations will be required to demonstrate 
reduced water use and to incorporate water efficiency 
measures, to limit usage to 110 litres per person per day 
maximum

• Development proposals should evaluate the feasibility 
of Combined Heat and Power (CHP) systems, and 
where a new CHP system is appropriate also examine 
opportunities to extend the system beyond the site 
boundary to adjacent sites (p191 the London Plan)

• The Master Plan seeks to secure net improvements in 
overall air quality and to assess cumulative effects on air 
quality from individual sites.

• Development to demonstrate conformity with the Institute 
of Air Quality’s guidance ‘Land-Use Planning and 
Development Control: Planning for Air Quality’ (2017).

• The Master Plan may need to address further the reduction 
of pollutant exposure by discouraging use of domestic 
solid fuel burning using wood burners/stoves for housing 
developments.
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St. Martin’s Quarter
& Westgate area

Great Oaks

Eastgate

Station Environs

Town Square and
East Square

6.0 Focus Areas

Structure

The Masterplan is structured into five focus 
areas. The purpose of breaking up the 
masterplan into these areas is to ensure a 
holistic approach across the masterplan but 
to respond to each distinct area, and provide 
clear guidance on each, to support  a total 
transformation – a re-imagining of what 
Basildon town centre stands for – its purpose 
and its character.

Further detail on the strategic parameters 
for each focus area in terms of land use, 
massing, connectivity and public realm are 
provided in the following pages. These spatial 
and public realm strategies are co-ordinated 
across the focus areas, and should not be 
considered in isolation of each other. 

Each focus area is described in the following 
sections in this chapter:
• 6.1 St Martin’s Quarter and Westgate Area
• 6.2 Town Square and East Square
• 6.3 Station Environs and transport hub
• 6.4 Eastgate
• 6.5 Great Oaks

N 0  250m
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6.1 St Martin’s Quarter and Westgate Area
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Location and characteristics

St Martin’s Quarter and Westgate focus area 
is located to the west of the town centre. 

St Martin’s Square is located to the north of 
the focus area, with a strong civic character 
bounded by the Towngate Theatre, St 
Martin’s Church, Basildon Library and council 
offices. The area has recently undergone 
improvements including public realm 
upgrades and the relocation of the market 
into the square. 

Westgate Park Shopping Centre is located 
to the south of the square, housing big-box 
retailers. A car park is located to the rear, 
adjacent to Roundacre road. 

On the southern periphery of the town centre, 
two sites run along the railway, housing a mix 
of uses including leisure, workspace and light 
industrial uses on the east, and a vacant car 
park and green open space on the west. 

Future opportunities

St Martin’s Quarter could be considered 
suitable for an expanded cultural civic offer 
comprising buildings of interest (including 
hotels for visitors from afar) and an active 
entrance to the town centre. 

Towngate Theatre is a local asset which 
faces future challenges over capacity. An 
expanded theatre building and subsequent 
investment could bring with it the potential 
for a broadened cultural programme and 
more flexible uses, acting as a cultural anchor 
for the town centre. There is an untapped 
potential for this new offer. 

Basildon Market should be strengthened as 
an asset for the town centre.

Basildon Council offices, including Basildon 
Library, presents a potential opportunity site 
for change. There is an identified potential 
for the relocation of the offices closer to 
the commercial heart of the town centre. 

The Council offices generate significant 
footfall through staff and visitors using the 
services on offer, which could support other 
commercial uses if the offices were more 
centrally located. It would also enable the 
release of the current site for redevelopment.

Westgate Park Shopping Centre currently 
comprises large big-box retail uses. The site’s 
location away from the commercial heart of 
the town centre makes it a more secondary 
location for retail in the future. There is an 
opportunity to open the site up for more 
cultural uses with additional residential. 

On the southern periphery of the town centre, 
there is an opportunity to cluster and re-
locate the existing leisure and workspace 
uses within the core town centre, opening up 
the opportunity for residential development. 

There is an identified potential to downgrade 
some roads resulting in safer and more 
attractive pedestrian experience.  

Existing primary land use
• Towngate Theatre
• Basildon Library and Council offices
• St Martin’s Church, Square and market
• Westgate Shopping Centre and car park
• Leisure, workspace and light industrial 

uses
• Some vacant sites

Site consolidation
• Complex consolidation of sites required to 

the south
• Little consolidation of sites required 

across remainder of focus area

Basildon’s theatre fronts St Martin’s Square, 
and hosts many cultural events each year

Big-box style retail units facing away from the 
town centre

New public realm upgrades to St Martins’s Square, including 
re-surfacing, seating and planting

Introduction
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Land use

Northern development sites:
St Martin’s Quarter is anchored by St Martin’s 
Square, St Martin’s Church and Towngate 
Theatre. There is an identified opportunity to 
enhance this area by expanding the theatre 
(SM2) to create a “different” cultural offer 
and performance space including flexible 
studio spaces for small performances and 
rehearsals, with café and bar facilities at 
ground floor to activate the square. These 
could collectively strengthen the cultural and 
leisure offer in this location.

The relocation of the council offices (SM1) 
provides the opportunity for development. 

The proximity of the site to transport and the 
new college building (SM3) suggests it could 
be suitable for a medium term opportunity for 
workspace to the south of the square.

Central and southern development sites:
Residential development is priority for 
these areas (SM4, SM6, SM7), as sites on 
the periphery of the centre surrounded by 
existing residential development.

With the identified potential for significant 
residential development, transport needs to 
provide for future activity. Consolidated car 
parking (SM5, SM8) should be explored to 
allow for active residential ground floor uses. 

There is also an opportunity for the southern 
development sites (SM5, SM6) to also include 
the provision of larger community uses, such 
as health or youth facilities.

Alternative strategy:
The combined northern and central sites 
(SM1, SM2, SM4) could alternatively be a 
leisure, cultural or business facility of strategic 
scale because of the large area comprising 
two ownerships. 

Active frontages

Northern development sites:
All sides of St Martin’s Square should be 
active. The frontages of the new cultural offer 
should create a welcoming and engaging 
route into the square and to signal activity. 
The ground floor of the adjacent western site 
(TS1) facing onto St Martin’s Square should 
be activated. 

Central and southern development sites:
Individual entrances to ground floor units 
in residential developments (SM4, SM6, 
SM7) will be desirable in order to create a 
sense of community, ownership and passive 
surveillance of the street spaces.

Spatial strategy

Ground floor land use
Key

 Residential
 Mixed use (leisure/culture/community)
 Community
 Workspace
 Car parking
 Surface-level car parking
 Residential with part ground floor car 

 parking (garages)
 Active frontages
 Existing buildings
 St Martin’s Quarter and Westgate 

 boundary
 Basildon Town Centre Masterplan 

 boundary

Northern 
Development 

Sites

Central 
Development 

Sites

Southern 
Development 

Sites

SM1

SM2

SM3

TS1

SM8

SM4

SM5
SM6

SM7

N 0   250m
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Scale and massing

Northern development sites:
The northern development sites, on the edge 
of the town centre, are appropriate for mid-
rise residential development (SM1). Taller 
marker buildings could be located around St 
Martin’s Square.

An expansion of the cultural offer (SM2) east 
into St Martin’s Square would accommodate 
a wider range of uses, whilst giving a greater 
sense of enclosure to the square and 
focusing activity in a positive manner. 

There is scope for a mid-rise work-space 
building on the Westgate Park Shopping 
Centre site (SM3).

Central development sites:
The central development sites (SM4), on the 
periphery of the town centre, are appropriate 
for mid-rise development. Taller marker 
buildings could be located along key routes 
and entrances, such as a new proposed route 
between Roundacre and St Martin’s Square.

Southern development sites:
The southern development sites (SM6, SM7), 
on the outskirts of the town centre, are 
appropriate for low-rise development, with 
increased height at key junctions such as the 
roundabout.

There is an expectation for a greater 
proportion of larger residential units in this 
area. 

Spatial strategy

Building Heights
Key

 Buildings up to 4 storeys
 Buildings 4-8 storeys
 Buildings taller than 8 storeys
 Marker buildings and town centre point 

 towers
 St Martin’s Quarter and Westgate 

 boundary
 Basildon Town Centre Masterplan 

 boundary

Illustrative massing and target quantums
Residential:  910 units 
Mixed use:  4200sqm 
   (proposed additional space)
Office:  1700sqm 

Key

 Residential
 Mixed use (leisure/culture/community)
 Community
 Workspace
 Car parking
 St Martin’s Quarter and Westgate 

 boundary
 Basildon Town Centre Masterplan 

 boundary

SM1

SM2

SM3

SM8SM7

SM6

SM5

SM4

Northern 
Development 

Sites

Central 
Development 

Sites

Southern 
Development 

Sites

SM1

SM2

SM3

SM8

SM4

SM5
SM6

SM7
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Access and movement

Cycle and pedestrian connectivity:
There is an opportunity for public realm 
improvements to create a better pedestrian 
link between St. Martin’s Square and 
Gloucester Park (SM9) building on recent 
crossing improvements. This could include 
rationalising the church car-parking to 
improve the pedestrian experience. A 
more ambitious scheme could include the 
remodelling of the Broadmayne and Great 
Oaks junction if Great Oaks were to be 
downgraded.

A new cycle link between Gloucester Park 
and the train station (SM10) could be 
accommodated through St Martin’s Square 
(SM14) as either a ‘shared space’ or cycle 
path.

The routes between the town centre and 
residential areas to the west could include 
improvements to the underpasses below 
the Roundacre roundabout, such as lighting 
improvements for increased pedestrian 
safety. 

Servicing of theatre and expanded uses:
This could remain as the existing route, using 
the service road from Great Oaks road to the 
rear of the theatre. The boundary between the 
service road and proposed residential on the 
south (SM11) should be explored to create an 
improved setting for residential development.

Residential vehicle access:
The proposed residential development on 
the southern development sites (SM12, 
SM13) will require new access routes in 
places, which could be designed to create 
permeable and well connected residential 
neighbourhoods connecting to play.

Public realm and open space

Activation and programming:
There is an opportunity for St Martin’s 
Square (SM14) to act as the gateway to the 
town centre core, from the west and from 
Gloucester Park. It could become a focus of 
cultural and community activity, anchored 
by a key building providing an expanded 
cultural programme. The design of the public 
realm could facilitate and support activities 
in surrounding buildings, including pop-up 
power facilities, lighting and audio-visual 
systems.

Residential development should explore 
the public and private green amenity space. 
Generous privacy strips should be provided 
for ground floor residential units where they 
face onto the public realm, with access from 
the units into the public realm.

Options should be explored to create a more 
flexible market offer for the town centre.
The relocated Basildon Market has the 
potential to be increasingly successful, within 
St Martin’s Square (SM14) with a combination 
of increased civic offer in the surrounding 
buildings, and an expanded demountable 
market into the square. Consideration should 
also be given to potential relocation of the 
market to a more suitable location as the 
town centre develops. 

Trees, greening and biodiversity:
The area must achieve a multi functional 
network of green infrastructure. 

Additional trees along significant pedestrian 
routes could bring greenery into the town 
centre, provide a visual link to green spaces 
beyond, and mitigate against wind, and help 
increase biodiversity.

The space around the bell tower, in particular 
the parking area to the north should be 
designed to create an appropriate setting and 
back drop to this important asset.

Residential gardens and open spaces should 
include planting and trees on completion.

Public realm and connectivity

Public realm and connectivity
Key

 Key open space
 New/improved pedestrian route
 Proposed green space
 Proposed residential garden
 New/improved pedestrian crossing
 Existing cycle route
 Proposed cycle route
 Proposed cycle storage
 Active frontages

 New / existing tree location
 St Martin’s Quarter and Westgate 

 boundary
 Basildon Town Centre Masterplan 

 boundary

SM9

SM10

SM11

SM12

SM13

SM14

SM15
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An impression of St Martin’s Square with an expanded theatre and culture facility activating the square
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6.2 Town Square and East Square
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Location and characteristics

Town Square and East Square form the 
beating heart of Basildon town centre. Along 
with The Eastgate Centre, town Square 
forms the main retail space in Basildon Town 
Centre. 

The town centre’s listed icon, Brooke House 
(Grade II), stands at the centre of the two 
squares. The distinctive concrete piers of 
Brooke House frame East Square to the west. 
The access features into the Square (ramps, 
steps and retaining walls) are also listed. 
Council-led delivery of a new cinema to the 
east of East Square will bring new leisure and 
night-time activity to the square, as well as 
providing an architecturally distinctive new 
frontage.

Future opportunities

The cinema development at East Square 
presents a transformative opportunity for 
Basildon town centre, particularly when 
complemented by other changes surrounding 
it. The sites to the north of East Square have 
the potential to be redeveloped to create a 
cluster of leisure and cultural uses to support 
the cinema whist creating a new link to new 
and existing residential neighbourhoods to 
the north. This would form a leisure quarter 
that would bring a new vibrancy and evening 
economy to the wider town centre.

The consolidation of the retail core gives the 
opportunity to look positively at redefining 
the town centre. Some of the vacant sites 
provide opportunities for positive change. The 
vacant building between Town Square and 
St. Martin’s Square provides an opportunity 
to create a better link between these two 
spaces, either by creating a public route 
or dual aspect retail at ground floor that 
connects through. 

The town centre provides poor accessibility 
for users with very few good routes into Town 
Square and East Square; visitors often use 
service routes. This can be vastly improved, 

particularly north of East Square where many 
people currently use the service road next to 
Great Oaks multi-storey car park.

Parts of the town centre are characterised 
by raised walkways. These currently present 
perceived  issues of security as there is 
little light or active frontage, and could be 
enhanced to become a memorable asset. 
The more recent additions of the kiosks in 
the centre of Town Square block views and 
undermine the unity of the square and provide 
an opportunity to open up this generous 
public space.

Pedestrian routes between the town centre 
and the transport hub and surrounding 
neighbourhoods present a significant 
opportunity to improve perceptions 
of the town upon arrival. These are 
currently uninviting, poorly sign-posted 
and often perceived as unsafe, leaving 
them underutilised. They should become 
celebratory gateways into the town centre.

Existing primary land use
• Predominantly retail at ground floor
• Some leisure uses (A3, A4, A5)
• Residential in Northgate House and 

Brooke House 
• Music venue/nightclub - ‘The Edge’
• Office space

Site consolidation
• Multiple ownerships of larger sites will 

need to work towards a shared vision
• Sites north of East Square will need 

consolidation to create improved links 
through

Introduction

East Walk: Characterful buildings from the 
original town centre development house local 
shops, restaurants and cafes

Brooke House, Basildon town centre’s listed building (Grade II )
located at the eastern end of Town Square

Small-scale retail units housing local 
independent cafes and restaurants
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Land use

Town centre-appropriate uses are the focus 
for this area at ground floor, with potential for 
residential above most sites. 

The town centre uses need to be inclusive 
and not limited to retail but could also 
include food and beverage, small and flexible 
workspaces and other leisure or community 
uses. There should be a focus on leisure 
rather than retail around East Square to 
complement the new cinema development, 
with retail being most focused around the 
Town Square. Ground floor uses on the 
new route north of East Square (TS2, TS4) 
should be considered for leisure uses such as 
restaurants or cafés if feasible to activate this 
route.

Sites facing onto and adjacent to East Square 
are considered appropriate for meanwhile 
uses that complement ambitions to create a 
cultural and leisure destination at this end of 
the town centre. These could allow for trials 
of leisure and food and beverage uses that 
can build enthusiasm and community support 
for regeneration of the town centre.

Site TS8 on East Walk has been identified 
for retention or refurbishment - at least in the 
short term - for a number of reasons: The 
buildings and colonnades have particular 
heritage value and character, the units 
provide affordable space for local and SME 
business uses which is unlikely to be retained 
in a new-build proposal, and in response to 
the masterplan’s sustainability strategy. In 
the medium to long-term the site could be 
considered for redevelopment potentially 
as part of a broader proposition for that 
area, subject to viability. Redevelopment 
proposals which retain heritage features will 
be favoured.

Spatial strategy

Ground floor land use
Key

 Residential
 Town centre appropriate (retail focused)
 Mixed use (leisure/culture/community)
 Active frontages
 Existing buildings
 Town Square and East Square boundary
 Basildon Town Centre Masterplan 

 boundary
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Scale and massing

There is an opportunity for height in this focus 
area to accommodate a substantial number 
of homes. Brooke House should remain as a 
prominent figure in the town scape but there 
is the opportunity for further tall buildings to 
complement it. 

Tall buildings should be of a legible ‘point 
block’ form to avoid creating a wall of tall 
development and to preserve views of Brooke 
House.

Residential development north of East 
Square should be mid-rise with taller marker 
buildings to mark out the important new route 
into the town centre 

Spatial strategy

Building Heights

Key

 Buildings up to 4 storeys
 Buildings 4-8 storeys
 Buildings over 8 storeys
 Marker buildings and town centre point 

 towers
 Town Square and East Square boundary
 Basildon Town Centre Masterplan 

 boundary

Illustrative massing and target quantums
Residential:  550 units
Retail:  39000 sqm
Leisure:  1928 sqm 

Key

 Residential
 Town centre appropriate (retail focused)
 Mixed use (leisure/culture/community)
 Town Square and East Square boundary
 Basildon Town Centre Masterplan 

 boundary

N 0   250m
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Access and movement

Pedestrian routes:
The development of the sites to the north 
of East Square (TS2, TS4) present an 
opportunity to introduce a direct pedestrian 
route between East Square and Great Oaks 
with a direct visual link.

Town Square North (TS1) presents an 
opportunity for a new connection to Great 
Oaks from the west end of Town Square 
(TS4). This would be desirable to make this 
part of the town centre more permeable and 
improve the setting of the Church Walk site. 

Retail servicing routes can be retained: Town 
Square North from the service road behind 
Great Oaks car-park (GO2), the south side 
from behind the Bus Station (TS8), East Walk 
south via the Eastgate car park (EA18), East 
Walk north via Car Park 2 (GO3).

Residential vehicle access:
Any residential development on the Town 
Square North site can be accessed from the 
service road behind Great Oaks car-park 
(GO2). Development fronting Great Oaks will 
be accessed from Great Oaks.

Public realm and open space

Activation and programming:
Proposals for Town Square should look 
to remove the two kiosks to open up the 
western end of Town Square and allow for 
more greenery. The eastern end of Town 
Square should be re-imagined as an open 
paved area designed to allow for special 
events such as performances and the 
seasonal markets.

East Square should be a space that 
complements and supports the leisure uses 
surrounding it, in particular the cinema 
development. The development of the site 
to the north of East Square (TS3) should 
therefore take advantage of its south facing 
aspect with uses that can appropriate the 
public realm.

Trees, greening and biodiversity:
Improvements to Town Square could include 
the addition of raised planters with integrated 
seating at strategic locations, particularly 
in the western half where the kiosks will 
have been removed. This area should also 
be planted with more street trees with a 
‘clearing’ in the trees around the Market 
Pavement entrance. 

The newly created route between Bus Station 
and Great Oaks (TS2 and EA13) will form part 
of a longer ‘green link’ to Broadmayne and 
beyond. The new route should be planted 
with medium size native trees.

Seating:
Both Town Square and East Square should 
incorporate seating in strategic locations to 
create a comfortable environment to spend 
more time.

Play:
Proposals for Town Square should 
incorporate opportunities for play, to give 
families added reason to come to the town 
centre. A suitably designed and integrated 
opportunity for play should be located within 
Town Square. Play provision should also be 
included in the form of street furniture, such 
as seating, purposely designed and arranged 
to encourage play.

Public realm and connectivity

Public realm and connectivity
Key

 Key open space
 New/improved pedestrian route
 Proposed green space
 Proposed planters
 New/improved pedestrian crossing
 Retained water feature
 Active frontages
 New / existing tree location

 Town Square and East Square boundary
 Basildon Town Centre Masterplan 

 boundary
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An impression of Town Square looking east with potential new buildings and additional trees, planting and seating
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6.3 Station Environs
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Location and characteristics

Basildon is well connected to its surroundings 
by frequent and rapid bus and train services, 
with journey times of 33 minutes to London 
and 17 minutes to Southend by train and 
45 minutes to Chelmsford by bus. This 
connectivity is a major asset to the town 
centre. 

Basildon Train Station is on the southern 
edge of the town centre constrained on 
a small area of land between roads and 
railway embankments. To its north east is the 
Basildon bus station.

To the south of the train station is a large 
area of surface level car parks, with large 
residential blocks that have recently been 
converted from office space.

Future opportunities

There is a clear opportunity to create a new 
point of arrival providing a consolidated 
transport hub and arrival space. The gateway 
will provide a vital new arrival statement at 
the railway and bus station

A well designed new transport hub and arrival 
space would mean views from the train 
station into the town centre are open and 
inviting with physical signals pointing to the 
retail and leisure core.

The bus station could become a quality open 
space designed with pedestrian priority and 
comfort in mind.

The large areas of surface car-parking south 
of the train station provide an opportunity for 
consolidation into a multi-storey facility, so 
freeing up land for residential development 
and improving this area for pedestrian and 
cycle movement.

Existing primary land use
• Surface level car parking
• Public transport 
• Retail
• Vacant retail
• Residential

Site consolidation
• Car-parks south of the railway could look 

to be consolidated
• Multiple ownerships of sites north of the 

train station will need to work towards a 
shared vision

Introduction

Uninviting and unwelcoming public realm 
outside Basildon Train Station entrance

Barriers and impediments along the outer ring 
road segregate the train and bus stations

Excessive and underused taxi rank adjacent 
to Basildon Bus Station
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Land use

A key ambition in this area is to improve 
the arrival experience into Basildon through 
public realm improvements in the station 
area. This along with the opening of the 
new South Essex College (SE2) brings 
an opportunity to rejuvenate the retail 
environment. The retail parade fronting 
onto the existing bus station (SE7) could be 
regarded as a consolidated opportunity site 
along with site EA1, but should remain as 
town-centre-appropriate uses with a retail 
focus, with potential for residential above. 
The SE7 site would also be an appropriate 
location for a hotel if this became feasible in 
the medium term.

With the removal of the underpass there is 
opportunity to create a new café or other 
amenity adjacent to the railway station 
entrance (SE14) on council land. This would 
be a welcome service for passengers and 
help animate this space. 

There is an opportunity for sites around the 
station area to form a cluster of community 
uses. Site SE1 should be considered for 
redevelopment with town centre appropriate 
uses at ground floor and residential above. 
Ground floor uses should have a retail focus 
on the north and east sides with potential 
for more diverse uses, such as community 
uses or workspace, on other sides facing 
away from the town centre. Upper storeys 
would be appropriate for either residential 
or workspace. Sites SE3 and SE4 should 
be considered for community uses or other 
workspace and which could include health 
facilities relocated from elsewhere.

There is an opportunity to consolidate the car 
parks to the south of the station (SE8, SE9, 
SE10, SE11, SE12, SE13) into a multi-storey 
car-park on a single site, opening up the 
remaining sites for residential development. 
The preferred location for a multi-storey 
car-park would be the bus depot site (SE12) 
where the bus depot could be retained on the 
ground floor. This would require negotiations 

with First Group. Sites close to the station 
(SE8 and SE10) should be considered for 
either residential or workspace once a market 
develops for this kind of space.

Improvements and/or an expansion to 
Basildon Train Station should be explored 
to accommodate an increased number of 
visitors in the future.

Active frontages

The newly created transport hub should have 
active frontages on all sides towards the town 
centre. This will be an important measure in 
advertising the presence of the retail/leisure/
cultural core upon arrival by train or bus. 

The potential workspace building (SE3) 
should avoid having blank frontages facing 
the main public space. This building should 
have high design ambition as the first building 
to be seen on arrival from the train station.

Spatial strategy

Ground floor land use
Key

 Residential
 Town centre appropriate (retail focused)
 Education
 Workspace
 Car parking
 Residential with part ground floor car 

 parking (garages)
 Active frontages
 Existing buildings
 Station environs boundary
 Basildon Town Centre Masterplan 

 boundary
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Scale and massing

The development opportunities to the north 
of the railway station close to the town centre 
are suitable for taller buildings.

Development sites close to the station can 
accommodate mid-rise with taller marker 
buildings to mark out important new routes 
into the town centre. Those further out should 
be of a low-rise nature due to their proximity 
to surrounding residential areas.

Spatial strategy

Building Heights
Key

 Buildings up to 4 storeys
 Buildings 4-8 storeys
 Buildings taller than 8 storeys 
 Marker buildings and town centre point 

 towers
 Station environs boundary
 Basildon Town Centre Masterplan 

 boundary

Illustrative massing and target quantums
Residential:  840 units 
Retail:  25400sqm 
Office:  10290sqm 

Key

 Residential
 Town centre appropriate (retail focused)
 Education
 Workspace
 Car parking
 Station environs boundary
 Basildon Town Centre Masterplan 

 boundary
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Access and movement

Cycle and pedestrian connectivity:
A new arrival space will be created between 
the train station and the town centre. This 
will form the heart of a new transport hub 
connecting the bus station, train station and 
town centre and will incorporate the existing 
proposal to remove the underpass under 
Southernhay to create better crossings at 
street level (SE14).

A new route from Basildon Bus Station to 
East Square (SE15), through the Eastgate 
Shopping Centre, could also be explored to 
improve access into the town centre from the 
bus station and from Clay Hill Road.

New cycle routes and lanes should be 
introduced to proposed carriageways to build 
on existing cycle infrastructure.

Bus routes / stops:
Bus station approach should be reconfigured 
to create a better environment for pedestrians 
and passengers, that feels open and 
welcoming, and a suitably grand arrival space 
for Basildon. This could be achieved by 
relocating and redesigning currently extensive 
taxi rank island to smaller lay-by adjacent to 
Southernhay and introducing a two-way bus 
station area (SE16) with associated canopies, 
seating and public realm.

Servicing and vehicular routes:
Residential development would require new 
access routes, which should be designed 
to create permeable and well connected 
residential neighbourhoods.

Service access to Site SE1, South Essex 
College (SE2) and sites SE3 and SE4 will be 
via Fodderwick. Service access to sites SE5, 
SE6 and SE7 will be via Market Pavement.

Public realm and open space

Activation and programming:
There is an identified opportunity for an 
improved Basildon Train Station and Bus 
Station area, including generous public realm 
and green space. The existing cramped and 
cluttered bus station area should opened up, 
utilising both sides of Southernhay for bus 
stops with open canopies in order to provide 
generous public space. The open space 
around rail station could accommodate café 
amenity space (SE17) and increased cycle 
storage provision.

The square to the east of the new college 
building (SE2) has the potential to become an 
important space activated by college activity 
and forming part of the main route into Town 
Square.

Trees, greening and biodiversity:
Trees and planting should be introduced at 
strategic locations throughout the area to 
bring more greenery into the town centre, 
improve biodiversity and mitigate against 
wind issues. 

Tree planting and low level greening should 
be introduced along Southernhay to create 
a green link along the southern edge of the 
town centre from the transport hub to the 
green spaces east and south of the town 
centre.

Public art:
Consideration should be given to retaining 
the mural above the station within any new 
development on this site.

Seating:
Key open spaces within the new arrival space 
and transport hub should accommodate 
seating areas in strategic locations to create 
an inviting environment in which to dwell and 
to help animate the space.

Public realm and connectivity

Public realm and connectivity
Key

 Key open space
 New/improved pedestrian route
 Proposed green space
 Proposed residential garden
 New/improved pedestrian crossing
 Possible location for café
 Proposed bus lay-bys
 Proposed seating areas
 Proposed bus station canopy

 Existing cycle route
 Proposed cycle route
 Proposed cycle storage
 Active frontages
 Station mural to be reincorporated
 New / existing tree location
 Station environs boundary
 Basildon Town Centre Masterplan 

 boundary
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An impression of the new transport hub and arrival space
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6.4 Eastgate Area
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Location and characteristics

Eastgate focus area is located to the east 
of the town centre, with Eastgate Shopping 
Centre located to the west of the site. 

A superstore is located to the east of the site, 
with an associated adjacent multi-storey car 
park and petrol station. 

Smaller retail units are located to the north of 
the site, with small scale independent retail, 
cafés and restaurants, and office businesses.

Future opportunities

Eastgate Shopping Centre presents an 
opportunity to improve permeability and 
connectivity of this site, as well as to enhance 
the range of uses. 

Existing land use
• Eastgate Shopping Centre
• Large supermarket
• Small scale retail units
• Multi-storey car parking
• Petrol station
• Residential (little)

Site consolidation
• Little consolidation of sites required for 

comprehensive development

Introduction

Indoor, three-storey shopping centre home to 
many high-street retailers 

Small-scale retail units housing local 
independent retailers and businesses

Superstore including a car park and petrol 
station occupies most of the focus area
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Land use

Western development site:
The ambition for the western development 
site (EA1) is to create greater permeability 
along the north-south axis between East 
Square and the bus station. There is a 
future opportunity to selectively redevelop 
the western end of the Eastgate Shopping 
Centre, whilst enabling a north-south active 
pedestrian link to be created. 

Eastern development sites:
The eastern development sites present an 
opportunity to reconfigure retail provision 
(EA2) to provide spaces that are better suited 
to future retailer requirements. This should be 
strategically located along a new pedestrian 
route to the north of the site. 

There is potential for residential development 
on the remainder of the eastern development 
sites (EA3, EA4, EA5). With the identified 
potential significant residential development 
in the area. 

On the periphery of the town centre (EA3), 
a more permeable residential environment 
should be developed, with residential 
development to ground floor level. 

Future opportunities could expand to capture 
the possibility to include the southern 
block of East Walk (EA7) into the Eastgate 
Shopping Centre.

Active frontages

Western development site:
Active frontages should be provided along 
the new pedestrian route along the north-
south axis (EA1), connecting East Square and 
Basildon Bus Station. 

Eastern development sites:
The new future retail provision (EA2) should 
seek to have active frontages along primary 
routes, such as the improved pedestrian route 
along the north of the site.

There is also an ambition to open up a 
north-south route to the east of the Eastgate 
Centre. Along this route, retail uses (EA4) 
should be considered to create active ground 
floors.

Spatial strategy

Ground floor land use
Key

 Residential
 Town centre appropriate (retail focused)
 Car parking
 New key routes
 Active frontages
 Existing buildings
 Eastgate Area boundary
 Basildon Town Centre Masterplan 

 boundary
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Scale and massing

Western development site:
The central location of the western 
development site (EA1) is appropriate for  
taller buildings.

Eastern development sites:
The footprint required for new future retail 
provision and associated parking is likely 
to occupy a considerable proportion of the 
eastern development sites (EA2). To maximise 
the efficiency of the development, there is 
potential to intensify uses with residential 
development above. 

The eastern development sites (EA2, EA3, 
EA4, EA5), on the periphery of the town 
centre, are appropriate for mid-rise residential 
development. Taller marker buildings could be 
located along key routes and entrances. 

Spatial strategy

Building Heights
Key

 Buildings up to 4 storeys
 Buildings 4-8 storeys
 Buildings taller than 8 storeys
 Marker buildings and town centre point 

 towers
 New key routes
 Eastgate Area boundary
 Basildon Town Centre Masterplan 

 boundary

Illustrative massing and target quantums
Residential:  1150 units 
Retail:  25400sqm 
Office:  10290sqm 

Key

 Residential
 Town centre appropriate (retail focused)
 Car parking
 Eastgate Area boundary
 Basildon Town Centre Masterplan 
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Access and movement

Cycle and pedestrian connectivity:
Opportunities for increased residential 
capacity in the area can contribute to 
intensified pedestrian footfall and cycle 
movement. Development of the Eastgate site 
should explore a permeable and well linked 
neighbourhood to accommodate for the new 
residents and town centre visitors.

There is a key opportunity to downgrade 
Southernhay to a single lane in either 
direction, and remove both roundabouts to 
the west of the focus area. This will vastly 
improve the appearance and pedestrian 
experience of this area of the town centre. 
A new cycle route will also be introduced to 
Southernhay to improve cycle connectivity. 
New pedestrian crossings along Southernhay 
will provide better links from neighbourhoods 
to the south and east. 

There is an opportunity for the existing 
underpass located at the Southernhay and 
Long Riding junction roundabout to be in-
filled. A new junction will create an improved 
pedestrian environment as a key entrance to 
the town centre.

A new route through to East Square could 
be introduced to the east of Basildon Bus 
Station, through the Eastgate Shopping 
Centre, to allow for a direct route into the 
town centre. 

New routes through the site should improve 
access to the south east of the town centre 
area and links to Middle Hall and Basildon 
Hall parks. The underpass to Middle Hall will 
be better signposted with improved lighting.

Bus routes / stops:
There is an opportunity for the existing Long 
Riding bus stop to be relocated to suit the 
proposed two lane road layout. An additional 
bus stop could be introduced to the 
northbound route to suit the proposed new 
location for the retail provision.
Servicing and vehicular routes:
There is an opportunity for a new servicing 

route (EA9) to be incorporated to service 
the existing row of shops (EA10) and the 
proposed retail provision. The possibility of 
opening up a route through these units should 
be explored to also create a useful pedestrian 
route to the town centre. 

Public realm and open space

Activation and programming:
The key retail routes through the Eastgate 
area will remain active with more links 
through, particularly to the south and east. 
The proposed retail provision will have active 
frontages on its north façade to activate the 
main east-west route at the eastern end 
(EA11).
 
Trees, greening and biodiversity:
Trees and planters should be explored for 
strategic pedestrian routes, dwell spaces, 
residential courtyards and key open space. 

There is an opportunity for a new ‘green 
corridor’ (EA12) to provide a positive and 
attractive new route that connects the retail 
area of the town centre to the green assets 
on the periphery. The route should include 
features such as greenery, seating and play 
space. 

Residential development will include public 
green space on the ground level and private 
green amenity space on the podium levels. 
Ground floor residential units should consider 
generous privacy strips with integrated 
access from the units into the public realm.

Public art:
There is an identified opportunity for the 
Eastgate car park ramp (EA13) to become 
a public way-finding feature incorporating 
light or colour installations to enhance its 
character.

Seating:
Opportunities for seating should be explored 
at locations throughout the area to encourage 
dwell time and as an accessibility amenity.

Public realm and connectivity

EA9

EA10

EA11

EA12

EA13

N 0   150m

Public realm and connectivity
Key

 Key open space
 New/improved pedestrian route
 Proposed green space
 Proposed residential garden
 Proposed residential garden 

 at podium level
 New/improved pedestrian crossing
 Proposed bus lay-bys
 Proposed seating areas

 Existing cycle route
 Proposed cycle route
 Proposed cycle storage
 Active frontages
 New / existing tree location
 Eastgate Area boundary
 Basildon Town Centre Masterplan 
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An impression of the new opened up link through the Eastgate Centre from Southernhay
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6.5 Great Oaks

Great Oaks
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Location and characteristics

Great Oaks focus area is located to the north 
east of the town centre. 

The south of the focus area is dominated by 
car parking, including two multi-storey car 
parks and one surface car park, totalling a 
capacity of over 2,000 spaces.

To the east, there are a number of big-box 
style retail units, housing a number of high 
street retailers. 

The remaining sites to the north of the focus 
area comprise public and civic services 
including Basildon Police Station, Ambulance 
Station, Fire Station, Magistrates Court and 
Great Oaks Clinic. These are segregated from 
the town centre by an existing highway. 

Future opportunities

The focus area currently provides car parking 
and servicing for the town centre. The 
masterplan identifies strategic potential in 
retaining efficient multi-storey car parks to 
support town centre growth.  

The north east of the focus area is 
characterised as a big-box style retail area. 
The site is not considered a prime location 
for retail use. There is an opportunity to open 
the site up for new opportunities including 
residential development, allowing the 
consolidation of retail provision in the more 
central locations. 

The public and civic services located along 
Great Oaks are important to Basildon as a 
borough. Therefore their continued presence 
in the town centre is not considered key to 
the masterplan. There is potential for the sites 
to come forward for residential development 
and other associated uses. 

There are other services located to the north 
including Basildon Magistrates Court and 
Great Oaks Clinic. The Magistrates Court, 
located on the far west, is not anticipated 

to be subject to relocation. There is an 
opportunity for healthcare services to be 
more efficiently provided elsewhere within the 
town centre and this site provides new future 
development. 

Existing land use
• Car parking
• Out-of-town retail
• Basildon Fire Station
• Basildon Ambulance Station • Baisldon 

Police Station
• Baisldon Magistrates Court • Great Oaks 

Clinic

Site consolidation
• Some consolidation of sites required for 

comprehensive development

Introduction

Extensive surface car park occupying a large 
proportion of the focus area

Raised walkways link the multi-storey car 
park and core town centre

Three-lane, one-way road servicing public 
service buildings located to the north of the 
town centre
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Land use

Southern development sites:
The masterplan identifies site G03 for 
residential development. In addition, with 
the ambition to cluster future retail uses 
in the town centre core, there is also 
potential to release other sites for residential 
development.

To provide car parking for residential 
development in this are it is considered likely 
there will be a need for a consolidated multi-
storey car park. Great Oaks car park (G02) 
is intended to be retained. The retention of 
the car park at G05 should be considered to 
reduce the need to build new car-parking for 
developments in the eastern area.

Other identified potential residential 
development sites are located to the far west 
of the site, adjacent to St Martin’s Church, 
Basildon (GO1). 

Northern development sites:
The masterplan identifies long term potential 
for the public services to the north of 
the focus area (GO6) to be released for 
development. These civic uses could form 
part of the future ambitions for the site, sitting 
along side residential development where 
appropriate.

Residential car parking provision:
Overall future requirements for parking will 
need to be assessed in the light of the car 
parking study currently being undertaken by 
Basildon Council. Any additional car parking 
required should be carefully considered to 
minimise negative impact on the public realm. 

Prioritisation will be given for future walking 
and cycling for local journeys, connecting 
with wider infrastructure alongside excellent 
access to public transport, and mitigation of 
impacts on existing highway. 

Residential frontages

Individual entrances to ground floor units in 
residential developments (GO1, GO3, GO4, 
GO6) will be desirable in order to create a 
sense of community, ownership and passive 
surveillance of the street spaces. 

Spatial strategy

Ground floor land use
Key

 Residential
 Town centre appropriate (retail focused)
 Car parking
 Residential with part ground floor car 

 parking (garages)
 Other
 New key routes
 Active frontages
 Existing buildings
 Great Oaks boundary
 Basildon Town Centre Masterplan 

 boundary
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GO4

GO6

GO3
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Scale and massing

Southern development sites:
The southern development sites, on the edge 
of the town centre, are appropriate for mid-
rise development (GO1, GO3, GO4). Taller 
marker buildings could be located along 
key routes from the surrounding residential 
neighbourhoods to the north east.

Northern development sites:
The northern development sites, on the 
periphery of the town centre, are appropriate 
for low-rise development (GO6). Taller 
marker buildings could be located along 
key routes from the surrounding residential 
neighbourhoods to the north and north east. 

There is an expectation for a greater 
proportion of larger residential units (3/4 
beds) in this area. 

Spatial strategy

Building heights (roof plan)
Key

 Buildings up to 4 storeys
 Buildings 4-8 storeys
 Buildings taller than 8 storeys
 Marker buildings and town centre point 

 towers
 New key routes
 Great Oaks boundary
 Basildon Town Centre Masterplan 

 boundary

Illustrative massing and target quantums
Residential:  750 units  

Key

 Residential
 Town centre appropriate (retail focused)
 Healthcare
 Car parking
 Great Oaks boundary
 Basildon Town Centre Masterplan 

 boundary
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Access and movement

Cycle and pedestrian connectivity:
There is an identified opportunity for the 
Great Oaks focus area to be transitioned 
from an institutional and heathcare quarter 
to a residential neighbourhood. Increased 
residential capacity in the area will contribute 
to intensified pedestrian footfall and cycle 
activity within the Great Oaks area and 
beyond. In turn, this could have a impact on 
perceptions of the town centre and the travel 
experience for the residents located to the 
north of town centre boundary.

There is a key opportunity to downgrade 
Great Oaks to a single lane in either direction, 
remodelling Linkway and Southernhay 
gyratory system to two way system. In 
addition, the Great Oaks road improvements 
could include a cycleway to improve 
connectivity as part of the larger proposed 
town centre cycle network.

The provision of new pedestrian crossings 
are to be explored along Broadmayne road 
to better link existing residential areas to the 
town centre, and to link proposed residential 
areas to green assets to the north west of the 
town centre. The existing underpass located 
to the west of Broadmayne main road (GO7) 
should be in-filled to improve the pedestrian 
environment, as one of key entrances to the 
town centre. 

There is also an opportunity for a new route 
(GO8) to East Square to allow a direct route 
into the town centre and the bus station. 
Public paths within the green space to the 
north of Broadmayne main road could be 
adjusted to complement the route.

Bus routes / stops:
A new bus stop could be introduced as an 
intermediate stop between Church Road Foot 
Bridge bus stop and Basildon bus station.

Servicing and vehicular routes:
There is an identified opportunity for the 
existing four lane ring road system to the 
east of the Great Oaks area to be reduced to 

two lane, allowing for more generous public 
realm. The Great Oaks road and Linkway and 
Southernhay gyratory system could also be 
downgraded, and new road links between 
Great Oaks road and Broadmayne main road 
introduced to service residential units.

Public realm and open space

Activation and programming:
Strategic active frontage locations have been 
identified along East Square route (GO8) and 
extension of east-west route at is eastern 
end (GO9). Residential development within 
the focus area should avoid the creation of 
isolated places during day and night.  

Trees, greening and biodiversity:
Opportunities for trees and planters to be 
introduced to strategic pedestrian routes, 
dwell spaces, residential courtyards and key 
open space have been identified. In particular, 
trees and low level greening could be 
introduced along Broadmayne road to create 
a green link along northern edge of the town 
centre, mitigating noise and air pollution.

Residential development should explore the 
potential for public green space at ground 
level and private green amenity space at 
podium level. Generous privacy strips and 
access into public realm should also be 
considered for the ground floor residential 
units.

Public art:
There is an identified opportunity for the 
raised walkway between East Square and 
Great Oaks road (GO10) to be improved, 
enhancing its unique feature that is iconic of 
New Town development.  

Seating:
Opportunities for seating should be explored 
at locations throughout the area to encourage 
dwell time and as an accessibility amenity.

Public realm and connectivity

GO7
GO8

GO9

GO10

N 0   150m

Public realm and connectivity
Key

 Key open space
 New/improved pedestrian route
 Proposed green space
 Proposed residential garden
 Proposed residential     

 gardens at podium level
 Raised walkways to be improved
 New/improved pedestrian crossing
 Proposed bus lay-bys

 Proposed seating areas
 Existing cycle route
 Proposed cycle route
 Active frontages
 New / existing tree locations
 Great Oaks boundary
 Basildon Town Centre Masterplan 

 boundary
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An impression of the new north-south link looking from Broadmayne towards East Square
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No. Delivery 
 strategy
This section of the masterplan sets out the approach to 
implementing the proposals. It sets out:
• Key delivery parties, their roles and responsibilities 

including potential delivery structures
• Delivery and phasing considerations across each of the 

town centre focus area

Key delivery bodies

Successful delivery of comprehensive town centre 
regeneration relies on the participation of a number of bodies, 
focused on the achievement of the shared vision as set 
out in this masterplan. Set out below are some of the key 
organisations and stakeholder groups that need to be involved 
in the delivery of the masterplan, together with their roles and 
responsibilities.

Local residents and businesses:
Basildon town centre is an important asset for the people and 
businesses living and operating in it but it has a much wider 
role serving broader resident and business communities. 
These communities have a critical role to play in shaping the 
direction of the master plan through this consultation exercise, 
engaging with the other stakeholder groups listed below to 
deliver real change, helping to deliver community assets in 
the town centre and using and enjoying the new spaces and 
places to make them a success

The Council will have a lead role in championing and delivering 
the masterplan through a wide variety of roles, including:
• Town planning – through its role as local planning authority 

including adopting the final version of this masterplan and 
in terms of development management decisions

• Direct project delivery, such as the East Square leisure 
scheme

• Land assembly to enable development, including potential 
use of its compulsory purchase powers where necessary

• Housing delivery and housing management, including 
through its own housing company, Sempra

• Delivery of community services including cultural and 
leisure facilities (including the Towngate Theatre), parks, 
community centres and support for community groups, car 
parking

• Promoting the town centre for investment and economic 
development

• Lobbying for public sector funding. Recent successes in 
terms of Housing Infrastructure Fund and the Creative 
People and Places fund from Arts Council England are 
great examples of local stakeholders working together to 
secure external monies for regeneration.

• Environmental services including street scene

Basildon Town Centre Management (BTCM):
BTCM is a not-for-profit body and a significant landowner 
in the town centre with a public duty aimed at maintaining 
the town centre for the people of Basildon. Specific BTCM 
obligations including maintaining the town centre through 
cleansing, maintenance and repair of properties in which it 
has an interest, operating Basildon Market and providing car 
parking facilities

Essex County Council:
County Council roles in relation to the town centre include 
the deliver and support library, education and highways 
services as well as working with other public sector partners 
to deliver health, economic development and regeneration 
goals. Highways improvements are already underway in the 
town centre and would need to be delivered as required at key 
points during the masterplan, linked for example to proposals 
for improvements to key pedestrian and cycle linkages and 
bus and rail station enhancements

Homes England:
Homes England is the Government’s housing delivery agency 
and has potential roles in the regeneration of the town centre 
in terms of enabling the delivery of new housing through, for 
example, its interests in land within the town centre and as a 
funder to facilitate housing delivery

South East Local Enterprise Partnership:
SELEP is the business-led public/private body established to 
drive economic growth across its area and could have a role 
in promoting economic development in the town centre, for 
example through its funding programmes.

South Essex College :
This is a further education college located over three main 
sites in South Essex and is shortly to move into new premises 
in Basildon town centre, a project being delivered through 
a partnership that also includes the Council and Homes 
England. The new premises will focus on digital technology 
provision and offer courses including IT, IT networking, games 
design and animation for adults and young people, providing 
skills that employers demand.

Health:
The Clinical Commissioning Group is responsible for planning 
and buying/commissioning local health care services and will 
be working with the Council and other health organisations in 
order to determine the optimal approach to provision in the 
town centre in the future

Emergency services :
The East of England Ambulance Service NHS Trust, Essex 
County Fire and Rescue Service and Essex Police are 
responsible for the delivery of emergency services to serve the 
town centre

Transport :
Key transport bodies who will play a role in the delivery of 
the masterplan include Network Rail (responsible for the 
operation, maintenance, renewal and enhancement planning 
of railway infrastructure), c2c (the train operator for the line 
serving Basildon town centre). Essex County Council and 
commercial bus operators have roles in funding and delivering 
bus services that serve the town centre. Basildon Council 
and taxi operators have roles in relation to taxi service 
delivery. The Council’s work with the national Infrastructure 
Commission will assist in the delivery of transport and 
infrastructure.

Infrastructure:
National Grid, UK Power Networks, Essex and Suffolk Water 
and Anglian Water are key bodies who will be engaged in the 
planning and delivery of other types of infrastructure that are 
needed to serve the town centre in the future.

Landowners:
Landowners in the town centre can be involved in the delivery 
of the masterplan, particularly through bringing forward sites 
for development

Developers, investors and occupiers:
These parties have significant roles to play in the delivery of 
the masterplan through funding, delivering and occupying 
new development. The Council is actively promoting the town 
centre to these parties and is keen to collaborate, potentially 
through a range of structures as set out below
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Potential delivery and funding structures

Whilst the Council is taking a lead in championing and driving 
the regeneration of the town centre, it is recognised that there 
are opportunities to use the resources and skills of the private 
sector to deliver change. The Council is exploring potential 
delivery mechanisms to achieve this, which could include 
development agreements and joint venture partnerships. 
These mechanisms will enable funding and skills from the 
private sector to be combined with the powers and leverage 
of the public sector to deliver on the masterplan objectives.
Funding for regeneration objectives that include infrastructure 
improvements, public realm enhancements and community 
facilities will be sought through sources including:
• Developer contributions as part of the requirements from 

their proposals in line with planning policy (for example 
through Section 106 contributions)

• The Council working with partners such as BTCM to 
ensure that budgets – for example in terms of maintenance 
of the town centre public realm – are aligned with the aims 
of the masterplan

• Securing public sector funding to achieve objectives in 
terms of improvements to transport and cultural facilities. 
Recent HIF and Arts Council funding successes are 
examples here.

Delivery and phasing considerations by town centre focus 
area

The plan opposite sets out the potential phasing to deliver the 
comprehensive regeneration of the town centre.  

This phasing is indicative only (for example, it is recognised 
that if these sites were brought forward in piecemeal rather 
than comprehensive fashion, individual plots within the site 
could be brought forward more quickly than is proposed here).

Phasing
Key

 Short term
 Medium term
 Long term

SM1

SM2

SM3

SM8

SM4

SM5

SM6 SM7

TS2

TS5
TS6

TS4

TS1
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SE1

SE2

SE4
SE7

SE8

SE9 SE10

SE11

SE12

SE13

SE3

EA1

EA2

EA3EA4

EA5

EA6

GO2
GO4

GO6

GO3

GO1

GO5
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Set out below is a consideration of the delivery and phasing 
issues for each component part of the town centre:

St Martin’s and Westgate

Influences on delivery of the proposals for this area are 
impacted by a range of factors including:

Land ownership:
Parts of this area are comprised of single land ownerships 
that are significant in size (such as SM1-SM4 - the Council 
offices/Towngate Theatre/St Martin’s Square, Westgate Retail 
Park, Car Park 14), whilst other sites (SM7-SM8) are formed 
of a larger number land ownerships where land assembly may 
be required before comprehensive redevelopment can be 
brought forward

Viability and feasibility:
Delivery of residential-led development on SM1 (the current 
Council office site) will require the relocation of the Council 
offices to an alternative site. Steps in the development 
process could include:
• the Council acquiring an appropriate alternative site that 

is more centrally located within the town centre so that 
the Council’s location there can support surrounding 
commercial activities

• working up a scheme design for the reprovision of 
the Council’s offices that meets business case criteria 
(including operational criteria and value for money – this 
may involve collaborating with public sector partners to 
locate in a combined public service hub which would 
benefit local people in terms of service delivery)

• confirming delivery arrangements and procuring a 
contractor or developer to build the scheme

• securing planning and constructing new premises 

Once these steps are complete, the Council will be able to 
move and their current site can be freed for development. 
The capital receipt that could be secured for the Council’s 
existing site could make a contribution towards the cost of the 
Council’s new premises.

The majority of this work is within the Council’s control, 
so progress could be made in the short term. Key risks 
include securing control over an alternative site and meeting 
appropriate financial criteria for the new premises.

Delivery of an enhanced cultural/leisure venue on SM2 the 
current Towngate Theatre site (site SM 2 on the previous plan) 
– steps to bring forward this concept include:
• the Council working up scheme specification and design, 

informed by a detailed assessment of demand and space 
requirements in order to develop a suitable business case

• confirming delivery arrangements and procuring a 
contractor or developer to build the scheme

• securing planning and constructing new premises 

The majority of this work is within the Council’s control, so 
a start on site could be achievable in the short term. Key 
risks include meeting appropriate financial criteria for the 
new premises. This could be mitigated by securing external 
funding from sources such as the Arts Council. Whether 
the existing theatre is able to remain operational during 
the redevelopment will also need to be assessed and will 
be subject to the design, specification and construction 
requirements for the new scheme

The opportunity of a strategic scale culture and entertainment 
hub should also be tested as part of such an exercise. Due 
to the greater scale of such a facility, this will require more 
detailed assessment in terms of factors such as scheme 
definition and scale, demand, feasibility, viability and 
fundability, timescales and impact (for example in terms of 
socio-economic benefits and transport) in order to manage 
financial and delivery risks. Subject to the evolution of scheme 
design, site assembly beyond land currently in the Council’s 
ownership in the area may also be needed.

SM3 and SM4 are more likely to come forward in the medium 
term since their redevelopment is reliant on the current 
landowner bringing their site forward for development. It is 
envisaged that over this timescale, improvements to the town 
centre including the completion of the cinema and college 
and enhanced public realm will help to create demand for 
business space to be included as part of the scheme. The 
delivery of taller buildings in SM4 is likely to come later in the 
delivery phase. This is because the cost of delivering taller 
residential towers requires higher values for the properties 
to be achieved in order to be viable. Achieving these higher 
values will be likely to depend on improvements to the town 
centre taking place first (for example in terms of better quality 
public realm, transport improvements and so on).

SM5 and SM6 are both under public sector ownership. There 
is potential for delivery to therefore take place relatively 
quickly once delivery arrangements have been confirmed and 
planning permission secured.

Due to the need for land assembly to enable them to come 
forward for the comprehensive redevelopment proposed 
in the masterplan, sites SM7-8 are seen as long term sites. 
Should individual parcels of land come forward independently 
in advance of the likely timescales for comprehensive 
development, they should conform with the planning 
framework set by the masterplan
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Town Square and East Square

Development is already underway in parts of this area, such 
as at East Square. Other opportunity sites in the area could be 
delivered in a range of ways as follows:

Short term sites :
• East Square leisure scheme (TS3)– the game-changing 

cinema and restaurant scheme is being delivered by the 
Council and is already on site. This will be complemented 
in the short term by the Council-led delivery of a 
complementary scheme on the site of the former Post 
Office on the northern side of East Square, which could 
be a temporary/meanwhile use in advance of more 
comprehensive development in the future encompassing a 
broader area to the north of East Square

• Town Square North (TS1) – the delivery of a mixed use 
scheme on this site that is residential-led but includes 
commercial components that are critical to deliver 
appropriately will be fundamental to the future economic 
success of Town Square and the heart of the town centre. 
The scale of the potential scheme at Town Square North, 
likely complexities in terms of construction, securing 
vacant possession and ensuring viability and tenant 
demand could mean that Town Square North comes 
forward for delivery as a series of phases, with delivery 
starting in the short term but taking a longer time period 
for the full scheme to be implemented. The delivery of 
taller residential towers is likely to take place later in the 
delivery programme, due to the viability considerations 
mentioned earlier in this section.

• Brooke House – this site is largely within the Council’s 
control and a forward strategy for its enhancement should 
be deliverable in the short term

Medium/longer term sites:
• Land to the north of East Square (TS2, TS4) – the delivery 

of these sites requires land assembly and the potential 
relocation of some uses (such as the Royal Mail Sorting 
Office). The resolution of these issues is likely to take some 
time, meaning that medium-longer term delivery is more likely

TS5 and TS6 – the future opportunities for these sites could 
be either enhancement of the existing buildings as the 
regeneration of the town centre proceeds or redevelopment 
for mixed uses. The latter scenario is likely to be a medium/
longer term opportunity as it is likely to require increased 
occupier interest in the town and increased rental 
values to incentivise landowners to come forward with 
viable redevelopment scenarios that can accommodate 
redevelopment costs including securing vacant possession in 
order to enable redevelopment. 

Station Environs 

Given that the land in the Station Environs area falls under a 
range of different ownerships, it is likely to come forward for 
development as a series of packages. We set these out below 
in relation to the likely phasing of delivery:

Shorter term sites:
• S1 – the new owners of this block are progressing plans 

for the site and are engaged with the Council on their 
planning strategy

• S2 – the new College is already under construction 

Medium term sites:
• S5 – this site is likely to benefit from greater footfall 

following the opening of the College and this will help to 
generate additional occupier interest. This could help to 
drive redevelopment prospects in the medium term.

• S10, S12 and S14– these sites are largely under single 
ownership and could be delivered for residential-
led developments in the medium term, subject to 
redevelopment not prejudicing the provision of appropriate 
levels of car parking across the town centre as a whole. 
Should appropriate car parking solutions not be available, 
the redevelopment of S10 and S12 may need to be 
delayed.

• S15 – the railway station improvements proposed for S15 
are a key factor in helping to promote broader regeneration 
in the town centre as improvements here will significantly 
improve perceptions of the town and its image. It is likely 
that external public sector funding will be required to 
develop the design and construct the improved facilities. 
Making the business case for this funding and then 
progressing the project through to completion is likely 
to mean that S15 is a medium-longer term development 
opportunity. Enhancements to the station should also 
be coordinated with evolving plans for the bus station to 
create a more effective public transport hub

Longer term sites:
• S3 – development of this site for business space with 

reprovision of leisure uses below will be more likely in the 
longer term as regeneration across the town centre as a 
whole, enhanced infrastructure and public realm helps 
to create a more viable market for new business space 
provision than exists at present. The landowner will need 
to be sufficiently incentivised to bring new development 
forward. The same is likely to be true for sites S4, S9 and 
S11.

• S7 – development of this site to complement the 
reconfiguration of the retail space in the Eastgate area will 

need to relate to the improvement of the bus station, taxi 
facilities and broader public transport hub. It is likely that 
external public sector funding will be required to develop 
the design and construct the improved public transport 
facilities. Making the business case for this funding and 
then progressing the project through to completion is likely 
to mean that S7 is a longer term development opportunity. 
Its development will also need to be coordinated with site 
S6.

• S13 – redevelopment of this site for a multi storey car park 
is likely to be a longer term project since it will require an 
alternative location to be found, acquired and delivered to 
replace the existing bus depot.
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Eastgate

Influences on the delivery of the masterplan proposals for the 
Eastgate area include:
Land ownership:
The area is largely under the control of one major freeholder, 
but leasehold interests will need to be aligned in order to 
progress with any redevelopment

Occupier demand:
As noted in this report, the retail sector is in a state of 
considerable flux across the UK in general. Changing trends 
in this sector will influence occupier demand for space and 
these will need to be taken into account by the landowner in 
promoting a scheme that reconfigures the retail offer

Depending on the development proposals that come forward 
within the framework set by this masterplan, delivery of this 
area may take place in a phased approach or as part of a 
single, comprehensive scheme. This will influence delivery 
timings, but we are assuming that a start on site could take 
place relatively quickly as part of a potentially longer delivery 
programme and that reconfiguration of core retail elements 
(EA1, EA2) will be required before complementary residential 
uses are delivered. The delivery of taller residential towers is 
likely to take place later in the delivery programme, due to the 
viability considerations mentioned earlier in this section

Proposed enhancements to EA6 (rather than necessarily 
redevelopment) would not necessarily require land assembly 
and there is an opportunity for these to be delivered by the 
landowner as part of a wider asset management strategy 
complementing the broader regeneration of the town centre, 
subject to viability.

Great Oaks

Given that the land in the Great Oaks area falls under a 
range of different ownerships, it is likely to come forward for 
development as a series of packages. We set these out below 
in relation to the likely phasing of delivery:

Shorter term sites:
• GO1 – this site is capable of coming forward as an 

independent, residential-led scheme
• GO2 and GO3 – these sites could come forward in 

tandem, with delivery aided by Housing Infrastructure 
Funding that has been secured by the Council. Any 
reconfiguration of car parking on these sites will need 
to take account of the overall provision of parking in the 
town centre as a whole and the results of the Council’s 
forthcoming car parking study.

• GO6 – improved health facilities for the town centre 
are currently being considered. Whilst the scale and 
composition of these facilities is being assessed, the 
location of improved facilities at site GO6 as part of 
a mixed use scheme with residential could be one 
opportunity to be considered alongside other potential 
locations in the town centre.

Medium term sites :
• GO4 and GO5 – these opportunities could come forward 

for residential-led development in the medium term. Land 
assembly is required in order to enable redevelopment to 
be progressed.

Longer term sites:
• GO7 and GO8 – whilst it is possible that some of these 

sites may come forward for redevelopment at an earlier 
stage, their delivery would either include the reprovision on 
site or relocation of the public sector services currently on 
site. There are no immediate plans for such reprovision or 
relocation, but the Council will be working with its public 
sector partners to progress suitable opportunities that can 
achieve enhanced service delivery for local people as well 
as contributing to the broader regeneration of the town 
centre.




