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Introduction
1. We have been researching the regeneration of New Town centres since 2015. Our research benefits from Victor Nicholls’ previous roles as a senior local government officer, working on the planning and major expansion of Bracknell, one of the first wave of post-war UK New Towns, and in his role leading the council’s team that worked with private partners to deliver the regeneration of Bracknell town centre, the first and only UK New Town centre to have been comprehensively redeveloped.
2. Our research has focused on understanding the key elements and dynamics involved in New Town centre regeneration and measuring its impact and effectiveness.
3. We have written two research reports, published by the Henley Business School (https://www.henley.ac.uk/research/centres/real-estate-planning-research/projects/the-lexicon-making-it-happen). Hard copies are available if the committee would find them useful. 
4. We have recently published a peer-reviewed journal article on vision and values and the delivery of regeneration, based on our research and experience of the regeneration of Bracknell town centre, a former New Town (https://journals.sagepub.com/doi/10.1177/14730952261437002)

Responses to questions
5. We have focused on the areas where we can make the most useful contribution. Our responses are tightly drafted to assist the Committee.  We would be happy to develop these points (orally or in writing) if that would help the Committee
Key themes
6. Our research suggests the following key headline themes that are crucial in urban regeneration project delivery: 
a. successful large-scale development requires stable, long-term governance and delivery arrangements.
b. quality outcomes depend on place-making, mixed-use design and flexibility rather than minimum compliance standards.
c. major projects succeed when they combine a clear vision, strong partnerships and adaptive delivery processes.
Question 4: What can the Government and new town delivery vehicles do in the short term to ensure that construction of new towns over the coming years and decades is successful?
Supporting evidence
7. The evidence from The Lexicon regeneration indicates that the most important short-term actions are institutional rather than technical.
Establish clear delivery vehicles with long-term political support.
8. Major regeneration projects require political stability, cross-party consensus and a delivery team that remains committed to the project over many years. The Lexicon benefited from sustained political backing, clear governance structures and a dedicated regeneration team with the authority to drive delivery. This reduced uncertainty for investors and enabled difficult decisions to be made when circumstances changed
9. Government should therefore:
a. establish delivery vehicles with clear powers and responsibilities.
b. encourage cross-party governance arrangements.
c. provide certainty on long-term funding and policy objectives.
d. protect projects from short-term political cycles.
Create a clear shared vision before construction begins.
10. The Lexicon demonstrates the value of extensive masterplanning and stakeholder engagement prior to development. The creation of a comprehensive 2002 Masterplan provided a consistent vision that guided decision-making over almost two decades, despite changing economic conditions and design revisions.
11. New town delivery vehicles should therefore:
a. prepare comprehensive masterplans.
b. engage communities from the outset.
c. maintain a consistent long-term vision while allowing flexibility in delivery.
Invest in partnership working
12. Our research repeatedly identifies relationships, partnerships and collaborative working as critical success factors. Successful delivery of Bracknell’s town centre regeneration depended upon local authorities, landowners, investors, developers and technical professionals working towards shared objectives. 
13. Government should encourage:
a. public-private partnerships.
b. early alignment of infrastructure providers, developers and local authorities.
c. collaborative decision-making structures.
Retain flexibility and manage risk actively.
14. A key lesson from The Lexicon is that projects must be capable of adapting to economic shocks and changing market conditions. The scheme survived the Global Financial Crisis because its design, phasing and delivery arrangements were modified without abandoning the overall vision. 
15. Government and delivery vehicles should:
a. phase development.
b. allow flexibility in land uses and building typologies.
c. maintain robust risk management arrangements.
d. avoid overly-rigid delivery models.
Strengthen public-sector capability.
16. Our research shows the value of strong in-house expertise, particularly in transport, engineering, planning and regeneration. Local knowledge helped improve delivery and reduce costs.  
17. Government should therefore provide resources to strengthen local authority delivery capacity, particularly in development, infrastructure and project management.
Question 6: How can we ensure that new towns and expanded settlements are delivered to a high-quality standard that goes beyond minimum expectations for construction and demonstrates best practice for sustainability, aesthetics and place-making?
Supporting evidence
18. The Lexicon suggests that high quality is achieved through integrated place-making rather than solely through construction standards.
Place-making should be treated as a core objective.
19. Research respondents consistently identified the creation of civic pride, cultural confidence and a strong sense of place as central indicators of success. The objective was not simply to construct buildings but to create a destination that people wanted to visit, use and identify with.  
20. New towns should therefore be assessed against:
a. quality of public realm.
b. social value.
c. community participation.
d. place identity.
e. resident satisfaction.
Deliver genuinely mixed-use communities
21. Our research highlights the importance of diverse land uses, including retail, leisure, employment, housing, community facilities and cultural activity. Mixed-use development improved vibrancy, extended activity into evenings and increased resilience to changing market conditions.  
22. Future new towns should include:
a. community facilities.
b. health services.
c. Workspace.
d. cultural venues.
e. leisure and recreation facilities.
f. housing integrated with other uses.
g. Design for flexibility and future adaptation.
23. One of the strongest lessons emerging from our research is the need to anticipate change. Buildings and spaces should be designed so that they can evolve as social, economic and technological conditions change.  
24. Government policy should encourage:
a. adaptable buildings.
b. flexible unit sizes.
c. buildings capable of accommodating changing uses.
d. long-term stewardship models.
Prioritise sustainability through infrastructure and mobility
25. Lessons from The Lexicon include the importance of public transport integration, active travel infrastructure, accessibility and environmental performance. The original masterplan explicitly sought energy efficiency and sustainable travel patterns, while the completed scheme improved cycling, public transport and walkability.  
Invest in public spaces, culture and events
26. The research found that public spaces, public art, landscaping and cultural programming played a major role in creating vibrancy and community attachment. High-quality public realm should therefore be regarded as critical infrastructure rather than an optional add-on.  
Question 7: Which case studies of large-scale construction projects should the Committee and Government look at to learn from best and worst practice in construction and supply logistics?
Best practice examples: The Lexicon, Bracknell
27. The Lexicon, Bracknell is unique as the only former New Town centre to have been substantially regenerated.  The Lexicon provides a valuable case study because it demonstrates:
a. long-term masterplanning;
b. successful public-private partnership working;
c. adaptation to major economic shocks;
d. phased delivery;
e. integration of transport, public realm and development;
f. strong governance and stakeholder engagement.  
Lessons from The Lexicon's construction and logistics
28. Particularly relevant lessons include:
a. maintaining town-centre operations whilst construction proceeded;
b. coordinating contractors, highways teams and stakeholders;
c. integrating transport improvements with development delivery;
d. managing risk through collaborative governance structures.  
29. Best practice themes Government should examine:
a. Committee should specifically look for cases that demonstrate:
b. long-term stewardship;
c. delivery through economic downturns;
d. integrated infrastructure and development planning;
e. public-private partnership models;
f. flexibility in design and phasing.
Examples of "worst practice" characteristics identified indirectly by the research
30. The Lexicon reports suggest that projects are more likely to struggle where there is:
a. fragmented land ownership.
b. lack of political consensus.
c. weak community engagement.
d. unrealistic expectations regarding timescales and complexity.
e. poor communication.
f. inflexible masterplans.
g. insufficient consideration of long-term management and maintenance.  
Concluding core message for the Inquiry
31. The principal lesson from The Lexicon is that successful new towns are not primarily a construction challenge; they are a governance, partnership and place-making challenge. High-quality outcomes emerge when long-term vision, political commitment, community involvement, flexible masterplanning and strong delivery partnerships are combined
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