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Introduction from the Co-Chairs of the Steering Group

Welcome on behalf of the Steering Group for the Ascot, Sunninghill and Sunningdale 
Neighbourhood Plan. 

In early 2010, the two Parishes of Sunninghill & Ascot and Sunningdale were offered a 
great opportunity by the Royal Borough of Windsor & Maidenhead to come together and 
become a Front Runner Neighbourhood Plan, as enabled by the government’s Localism 
proposals. It’s been a long journey of 3 years, with full-scale consultation leading to the 
delivery of this Plan.

The Ascot, Sunninghill & Sunningdale Neighbourhood Plan (NP) Steering Group has 
been led by local residents (volunteers), with the aim of preparing a Plan that will deliver 
the long term goals of a balanced and vibrant neighbourhood. Since September 2010 we 
have held many public meetings, online and paper consultations, to seek the views of local 
residents and other stakeholders, groups and businesses who share an interest in our 
neighbourhood area. An active website has allowed everyone to keep up to date with our 
progress and to make contact with us.

All involved in developing the Neighbourhood Plan have listened very carefully to all the 
feedback received through all these consultations and have worked hard to ensure that 
the Plan incorporates and reflects the views of the community.

It’s been a great achievement and we wish to thank all those 50 or so volunteers from the 
Steering Group, the Topic Groups and others who worked on our Plan with enthusiasm, 
and provided the resource and expertise needed to collect the information and evidence 
which form the backbone of the Plan.

We are also grateful to officers at the RBWM, Borough Councillors and officers at the 
Department for Communities and Local Government for their support and advice.

Most of all we would like to thank all those who live and work in the community, who have 
played their part in shaping and supporting our Plan and who helped the team to focus on 
the most important things that make our Neighbourhood unique and a great place to live. 
Thanks to the huge response to all the consultations our NP has genuinely been shaped 
by the local community, for the local community.

Margaret Morgan & Charles Appleby 
Co Chairs
Ascot, Sunninghill and Sunningdale Steering Group
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A Neighbourhood Plan (NP or Plan) is an opportunity for local people to create a 
framework for delivering a sustainable future for the benefit of all who live, work or  
visit our area.

The right for communities to prepare Neighbourhood Plans was established through  
the Localism Act 2011 and the rules governing their preparation were published in 2012. 
The National Planning Policy Framework (NPPF) states that a Neighbourhood Plan gives 
the community “direct power to develop a shared vision for their neighbourhood and 
deliver the sustainable development they need” (NPPF para 183). It enables us to ensure 
we get the right types of development in the right locations; and to set planning policies 
that will be used in determining decisions on planning applications. 

A Neighbourhood Plan is part of the statutory Development Plan for the area and this 
statutory status gives NPs far more weight than other local documents such as parish 
plans or village design statements. But a Plan must also comply with European and 
national legislation and be in conformity with existing strategic planning policy. While every 
effort has been made to make the main body of this Plan easy to read and understand, the 
wording of the actual policies is necessarily more formal.

Robust evidence is the foundation on which a Neighbourhood Plan has to be based.  
This includes evidence of community engagement and consultation and how the views, 
aspirations, wants and needs of local people have been taken into account. A detailed 
Statement of Consultation and a comprehensive Evidence Pack have been produced to 
support this NP.

Our area still retains much of its village feel and green and leafy surroundings, making it 
an attractive and enjoyable place to live and work. We also have the added convenience 
of being just 30 miles from the centre of London, under 20 miles from Heathrow airport, 
with easy access onto the M3, M4 and M25 motorways and a good rail service to London 
and Reading.

There is recognition that sustainable development is not only necessary but desirable, as 
without it our villages and economies will stagnate, but we want to influence and direct the 
shape and nature of the development and where within our NP area it takes place. 
In recent years our area has seen considerable development. According to the recent 
2011 census, population growth in our area has been 9.8% relative to a Borough average 
of 8.2% and the national figure of 7.9%.

Feedback from the local community shows serious concern about the nature of some of 
this development, that it is harming the character of our area and our environment and 
putting the social fabric of our villages at risk. It is creating pressure on infrastructure 
through significantly increased levels of car and HGV traffic congestion on our Victorian 
village roads and a lack of parking, all of which in turn impact on the viability of our village 
high street economies, already facing challenging conditions.

A Neighbourhood Plan cannot be used to prevent development but it gives us the 
opportunity to identify the best ways to deliver it, directing development towards what the 
local community needs and wants, while protecting our natural environment and cultural 
assets and ensuring a more sustainable future for ourselves and future generations.
 

1. Why we need a Neighbourhood Plan

1.1 What is a 
Neighbourhood Plan

1.2 Why we need one  
for our area
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This Neighbourhood Plan was prepared by a group of around 50 local residents from Ascot, 
Sunninghill, Sunningdale and the surrounding area, formed into a Neighbourhood Plan 
Steering Group and Topic Groups, and working in partnership with the two Parish Councils.

The NP Steering Group was formed in early 2011 with the support of the Borough  
and under the auspices of the Sunninghill & Ascot and Sunningdale Parish Councils.  
Its mandate was to drive the process, consult with the local community and deliver the 
Plan. With the support of RBWM, our area Neighbourhood Plan was given Front Runner 
(pilot project) status and funding by the government.

A launch event was held in September 2011 at Ascot Racecourse to engage the wider 
community, with over 150 people contributing their views on what they liked about our area, 
the key issues facing us and how they would like to see its future develop.  A number of 
new volunteers were also recruited, to form the nucleus of four Topic Groups – Housing 
& Environment, Economy, The Community and Transport & Infrastructure – whose role 
became to collect evidence and help with public consultations. 

With help from Design Council CABE, a draft vision and suggested priorities for our 
neighbourhood were drawn up, based on the launch event feedback and Topic Group 
work. These were put out to public consultation in April 2012, with detailed Questionnaires 
delivered to essentially all households and businesses in the area. We had 550 
respondents, representing a very high 7% response rate (over double that typically 
achieved in the past on planning consultations). Over half of all respondents also added 
free text comments to their questionnaires.

In summer 2012 we ran a survey among the community to solicit views on how we should 
try and improve Ascot High Street. Further specific consultation took place in October 
2012 on the potential for redeveloping the centre of Ascot, with The Prince’s Foundation 
facilitating a 3-day workshop and a series of community events, building on previous 
consultations to develop specific plan strategies and ideas. These events were attended 
by 200–250 people from the local community. 

Ascot, Sunninghill & Sunningdale Neighbourhood Plan

This Plan has been prepared by members of the community with these goals in mind. 
We have embraced the NPPF’s core principle of “a presumption in favour of sustainable 
development” and have approached our task as a “creative exercise in finding ways to 
enhance and improve the places in which we live our lives” (NPPF para 17). 

2. How the Plan was prepared
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In December 2012 we conducted an “Options” consultation to consult local residents on 
key aspects of the Plan including the village centres, strategic sites and major policies. 
A total of 510 respondents participated, again a very high number, especially bearing in 
mind the detail and complexity of the questions. 

A proposed Neighbourhood Plan was developed from these consultations, from all the 
other consultations and interviews conducted by members of the Neighbourhood Plan 
team and from research and evidence collected by them. 

Throughout the Plan’s development we have also liaised very closely with RBWM to ensure 
not only that our policies are in general conformity with the existing Local Plan but are also 
unlikely to conflict with policies being progressed in the emerging Borough Local Plan.

Sunninghill & Ascot Parish Council as the agreed Qualifying Body, with the support of 
Sunningdale Parish Council put our proposed Plan forward to the public and to statutory 
bodies for a six-week consultation period. Based on feedback from this consultation, some 
further amendments were made to the Plan, resulting in a draft Neighbourhood Plan.

The Qualifying Body submitted the draft Plan to RBWM, who publicised it for six weeks 
and then forwarded it with accompanying documents and all representations made during 
the publicity period to an independent Examiner, to review it and to check that it met the 
appropriate conditions. The Examiner submitted his report to the Borough, confirming that, 
subject to certain recommended modifications, the Plan did meet the required conditions, 
and he recommended that it be put forward to be voted on in a public referendum. This is 
expected to take place towards the end of March 2014. 

The referendum question will be a straight “yes” or “no” on the entire Plan, as set out 
by Neighbourhood Planning regulations. People won’t be able to vote for or against 
individual policies. If 50% or more of those voting vote for the Plan, it will be brought into 
force and become part of planning policy. If fewer than 50% vote for it, there will be no 
Neighbourhood Plan for our area.

It is important to note that not having a Neighbourhood Plan does not mean that 
development won’t happen. Development will take place, but without the policies in this 
Plan, which set out the type of development that is in keeping with our area’s character 
and where it should go, having any effect. Decisions will instead be based on the 
Borough’s policies and national guidance.

The Plan area comprises the two parishes of Sunninghill and Ascot, and of Sunningdale.  
It embraces the three main villages of Ascot, Sunninghill and Sunningdale, the three 
smaller communities of North and South Ascot and Cheapside, and the surrounding area. 

66.5% of our Neighbourhood Plan area is in the Green Belt and virtually all of it is in 
the influence zone of the Thames Basin Heaths Special Protection Area (SPA), which 
constrains the number of houses that can be built in our area by the requirement to 
provide an appropriate equivalent Suitable Alternative Natural Greenspace (SANG).

Our residential areas currently include a mix of housing, which ranges from large detached 
houses in their own gardens to terraced housing and flats. 

3. Our Neighbourhood
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Ascot is famous for its royal racecourse, established by Queen Anne in 1711. 
Since then, the High Street which effectively is the centre of Ascot, evolved into its  
current form: 

• A somewhat one-sided High Street (the north side), with the south side 
constrained by being in Green Belt

• A limited mix of shops and food outlets, serving basic community and visitor 
needs for convenience, with some specialist shops, but with little to attract 
people to specifically visit

• A narrow major A road with traffic congestion and serious parking issues
• A couple of streets of Victorian terraced housing

The surrounding area which was historically dominated by large estates, was largely 
broken up during the early 20th century and now consists mainly of attractive, 
leafy residential suburbs and villas in a woodland setting. There is little residential 
accommodation within walking distance of Ascot High Street. A recent report in The 
Sunday Times lists Ascot as one of the top 100 Best Places to live in Britain.

3.1 Ascot

Map 1: Our Neighbourhood 
Plan area

100018817

Economically, the area is far from self-contained and is dependent for shopping, 
entertainment, jobs and local labour on the nearby towns of Windsor, Woking, Camberley 
and Bracknell. While many residents commute to work outside the area, there is also local 
employment, which the community is keen to retain.

Although recognised as a desirable place to live, many feel the area needs significant 
improvement and more facilities to create vibrant, strong and viable local community 
identities and secure their future.
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Sunninghill is a lively and characterful Victorian village, that includes residential areas.  
It has a High Street that offers a relatively wide range of small convenience and specialist 
shops, cafes/restaurants and other services which are well supported by local residents.

St. Michael’s primary school is in the centre of the village, occupying an important 
landmark building. In the village are also Cordes Hall, a hall/theatre held in trust for the 
community, and the Novello Theatre, originally a small cinema, now used primarily by 
children’s dance and drama groups; both date back to Victorian times. 

A small designated industrial area lies just off the High Street, adjoining the Queens 
Road car park. Silwood is an important employment/education site which runs along the 
edge of Cheapside village and there is a mixed employment site at Crossways, on the 
borders with Sunningdale. 

The village expanded significantly during the inter war and post war periods with the 
construction of a variety of housing types.

3.2 Sunninghill

Ascot Racecourse remains a major, world renowned attraction, especially for Royal Ascot. 
It has close links with the local community and provides a number of community amenities 
such as the Durning Library and the Golf, Cricket and Football Clubs. It is also a significant  
local employer. 

Heatherwood Hospital is a major hospital site, dating back to 1922. In the 1990s, its services 
included A&E, a maternity unit, orthopaedic and children’s wards and a range of outpatient 
services. The hospital is held in great regard by the local community and there is serious 
concern that the last decade has seen a steady reduction in the medical services on 
site. For example, the A&E department was closed in the late 1990s and replaced with a 
Minor Injuries Unit, now itself under threat. In September 2011, the Ascot Birth Centre was 
temporarily closed and never re-opened. There is a strong campaign by local residents and 
Councillors to retain a hospital on this site for the benefit of the community.
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Sunningdale is an aspirational area with extensive Green Belt and leafy surroundings and 
with a rich variety of housing types. It has an enviable position adjacent to Windsor Great 
Park and Chobham Common and benefits from internationally famous golf clubs and 
sports facilities.

The historic old village is mainly clustered around the listed Holy Trinity Church and 
is predominantly residential with much of it a conservation area. There is one large 
landowner, St. John’s College Cambridge.

The main commercial centre is located around the junction of the A30 with the Chobham 
Road. It offers a variety of small shops serving local needs, together with specialist shops, 
coffee shops and restaurants. It is separated from a popular Waitrose supermarket which 
is adjacent to the station by a busy main road and level crossing and hence gets very 
limited benefit from its footfall.

The character of the area along the A30 itself has changed significantly in recent years by 
the replacement of a number of large houses in large plots by blocks of luxury flats and 
apartments. Local residents feel that this is impacting adversely on the character of the 
area and its social fabric, and there is strong resistance to this trend extending to other 
areas of Sunningdale.

The 5 star Coworth Park hotel and Polo centre is in the area and a state-of-the-art Care 
Village is being developed at Lynwood, on the border with Sunninghill. Sunningdale Park, 
which is in the Green Belt, is an important site providing jobs locally.

Parking is a serious problem in Sunningdale – for retailers, workers, shoppers, commuters 
and residents – as is traffic congestion, aggravated by the level crossing.

3.3 Sunningdale
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The biggest threat to the prosperity and viability of Sunninghill arises from the inability 
of its Victorian streets to cope with current volumes of traffic, especially large delivery 
vehicles, alongside a serious shortage of parking for residents, shoppers and workers.

While Victory Field provides an excellent open recreation area for local residents, this is 
located at the far end of the village, on its borders with Ascot; the other end of the village 
lacks any public open space.
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South Ascot is more diverse in character. The core is a Victorian village with terraced or 
semi-detached houses. In the 1950s the Bouldish Farm Estate was built, while towards  
the south and eastern end of the village are streets of villas in a woodland setting and 
leafy residential suburbs. 

There is a village green and a large recreation area which is well used; the newly 
designated Allen’s Field SANG is located in South Ascot.

South Ascot has a handful of shops on a narrow, busy A-road, and also includes Ascot 
Business Park, adjacent to Ascot railway station, one of the important employment sites  
in our area.

3.5 South Ascot

North Ascot is split into two halves with the south eastern half being in our NP area and 
the northern half in Bracknell Forest.

Part of the area bordering Bracknell Forest is a traditional Victorian village. In the main 
though, North Ascot is a pleasant neighbourhood of leafy residential suburbs with a mix of 
housing types. 

A busy A-road separates it from Ascot, creating a physical barrier that makes pedestrian 
and cycle access difficult between the two. 

The area has recently been the focus of developers seeking to build blocks of apartments 
or large detached homes to a density that in the community’s view is harming the 
character of the area.

3.4 North Ascot
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Cheapside is a small village located between Ascot Racecourse and Windsor Great Park, 
with its own very distinct identity. It is one of the oldest settlements in the area and the 
village, part of which spills over into the parish of Winkfield, lies entirely within the  
Green Belt. 

Most plots and houses are post 1817 with some little terraces that date to around 1850. 
During WW2, part of the US Air Force was billeted locally at Sunninghill Park and some 
further development took place in the 1950s, such as the Almshouses which were built  
on the site of an old school.

Cheapside has a well used village hall, a thriving village school and a popular pub.  
It remains a mixed village community, surrounded by green spaces which set it apart  
from the other villages in the area.

3.6 Cheapside

Should the Neighbourhood Plan be ‘made’, it would become part of the Development Plan 
for the Borough. The policies in the Plan must support the NPPF’s “presumption in favour 
of sustainable development” and also be in general conformity with the Borough’s strategic 
policies. However, if there is a conflict with existing non-strategic policies in the Borough’s 
Local Plan, the Neighbourhood Plan policies will take precedence. This is the first time 
that communities have had the opportunity to create planning policies with this degree of 
formal weight.

When a planning application is submitted to RBWM, the Borough Planning Officers will be 
required to refer to the Neighbourhood Plan (alongside the Borough’s own Local Plan) and 
check whether the proposed development is in keeping with the policies the community 
has developed. In planning terms therefore, the policies set out in Sections 6, 7 and 8 of 
this document are the most important part of the Plan.

4. What the Plan aims to achieve
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There are some restrictions to what Neighbourhood Plans can achieve. For example:
• They cannot promote less development than is set out in the Local Plan
• They cannot override national Green Belt policy or re-draw Green Belt boundaries
• They deal essentially with spatial issues such as the where, what and how of 

what can be built; they cannot address enforcement issues such as parking 
regulations or enforcement of Tree Preservation Orders (TPOs)

• While service issues such as the funding of a bus route are not spatial, NPs  
can encourage funding for these through developer contributions

During the preparation of the Plan, a number of initiatives (“Projects”) were proposed 
by local people for the improvement of our area, that are outside the specific remit of 
a Neighbourhood Plan. While these Projects may not have planning weight, they are 
included in Section 9 of this Plan to provide a focus for community action. 

We propose to drive these Projects forward over the coming years through community 
action in partnership with the Borough, the Parish Councils and/or other appropriate 
partners.

It is the aim of the Ascot, Sunninghill and Sunningdale Neighbourhood Plan to set out 
policies for the years up to 2026 that will ensure that our area develops and grows in a 
way that is sustainable economically, socially and environmentally, and which enhances 
and improves the communities we live in. We wish that local residents in 2026 should 
enjoy living here at least as much as we all do currently, share the same strong sense of 
community and feel as passionate about its future as we do.
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To protect the green and leafy appearance of our surroundings and the distinct character of our villages. 

To maintain the separation between our villages, avoiding the creep of urban sprawl. 

To encourage and facilitate a redevelopment of the centre of Ascot and its High Street, to deliver a more viable, 
attractive shopping centre, a vibrant and successful evening economy and desired community facilities. 

To sensitively develop the area around the retail centre of Sunningdale to improve its future economic viability and 
deliver additional parking capacity and community amenities. 

To preserve and enhance the character of Sunninghill village centre. 

To meet new housing demand in a way that is sympathetic to the area, that ensures that the right type of housing is 
built in the right locations, and that a mix of housing types is delivered, to especially include family homes that are 
affordable by a wide section of the population. 

To minimise the impact of development on the natural and built environment. 

To protect the biodiversity of our area, our local wildlife and its habitat and our trees. 

To create through the planning system an environment that makes it attractive for micro, small and medium-sized 
businesses and shops to locate and flourish in the area. 

To retain the sites in our area which currently provide jobs in their present use and provide sustainable employment  
opportunities for those who live within and outside it. 

To seek ways of addressing the problems of traffic congestion on our roads and the lack of parking. 

To ensure our roads and streets provide safer and more accessible routes, better balancing the needs of 
pedestrians, cyclists and drivers. 

To ensure all residents have easy access to community facilities and community green, open spaces for leisure  
and recreation.

The main aims of our Neighbourhood Plan, which were included in our Vision statement and have received 
strong support in community consultations, are:
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