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Executive Summary

Executive Summary 

This masterplan has been developed by Atkins on behalf of the Borough Council of Wellingborough and the Northamptonshire Partnership. It sets out an ambitious 
vision of how the town might appear in 2021. The masterplan takes the form of an overarching development framework that hopefully inspires the vision and opportunity 
to transform the town. This framework aims to provide an ultimate structure to guide the town’s development whilst permitting a high degree of flexibility to allow 
response to changing market conditions during the lifetime of the masterplan. Hence within specific development areas, proposals are not overly prescriptive in terms 
of land use.

The forthcoming Town Centre Area Action Plan will take forward the proposals contained in the masterplan and provide a policy framework to inform and guide 
development control decisions. Within this policy framework a balance will need to be struck between providing clear guidance and allowing flexibility in response to 
changing market conditions. 

Significant change will occur over the next 15 years. For this reason, what may seem impractical now, may well be seen as desirable and viable in years to come. 
Some of the proposals, such as the plans to redevelop the ageing Swansgate Centre will require significant private sector investment and commitment. This level of 
investment will only be forthcoming once investors see the scope of development that will be focussing in on Wellingborough over the next 10-15 years. Wellingborough 
is set to witness unprecedented expansion as part of the ODPM Sustainable Communities Plan. With this will come new development pressures and new opportunities 
for business and investors as people are attracted to the area.

A vision therefore needs to be developed, consulted upon and a consensus gained so that the town’s future can be properly managed, avoiding the pitfalls of 
inappropriate development taking place that might frustrate the deliverability of the overall vision.

The underlying premise of the masterplan is to show how the town centre’s function and structure can be incrementally adapted and transformed over time, responding 
to ever changing demands and the continual rising expectations of what town centres should be delivering for its population.  This incremental transformation is essential 
if the essence of Wellingborough, as an attractive market town is to be protected but equally it needs to be proactive in adapting to the evolving needs of businesses, 
retailers, leisure operators and its residents. Ultimately, Wellingborough needs to be well positioned to capitalise on the major new growth that will be attracted to the 
area.

The town centre needs to secure its future prosperity and in order to do this it needs to promote an attractive and vibrant appeal to all age groups. It needs to provide a 
diverse range of services and attractions from shopping, eating and evening entertainment. These uses should be attractive to the existing resident population but also 
to new residents and businesses if Wellingborough is to maintain its regional ranking and avoid unnecessary economic leakage to other town centres. The proposals 
presented in this report provide the framework for delivering this remit and will require significant investment in terms of commitment, resources and funding from a 
range of stakeholders, both public and private.
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Introduction

Introduction
Atkins Ltd was commissioned by the Northamptonshire Partnership and the Borough Council of Wellingborough 
to produce a masterplan for Wellingborough town centre.

The purpose of the Masterplan is to provide a vision for the development of the town centre over the next 
fifteen years to 2021.  This is a period that will see substantial growth in the population and physical size of 
the town.

Context - Planning for Growth

By 2021, Wellingborough’s population is set to grow 
by around 30,000.  Although local shops and services 
will be built within new residential areas to cater for 
the everyday needs of residents, it is the Council’s 
wish that this additional population should look to 
the town centre as its first choice destination for 
shopping, financial services and leisure pursuits.

If this is to happen, the town centre will clearly need 
to grow and adapt and development sites will need 
to be found.  The Masterplan explores how this could 
be achieved.

It is important the growth of Wellingborough is seen 
not as a threat but an opportunity for the town.  The 
chance should be taken to create a first class town 
centre and to provide the identity and focus which 
the town is currently lacking.
  
Given the scale of growth proposed, it is important 
to remember that what may appear unrealistic today 
could prove viable in fifteen years’ time.  For this 
reason, the Masterplan proposes development that 
is both imaginative and far reaching.

Figure 1 :  Aerial Photograph of Town Centre
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Introduction

Milton Keynes / South Midlands Sub 
Regional Strategy

The Government has identified the Milton 
Keynes / South Midlands area (MKSM), covering 
Northamptonshire, Bedfordshire and northern 
Buckinghamshire, as one of three areas in and 
around the South East into which growth will be 
directed over the next thirty years.  In total, 370,000 
new homes are proposed to be built within the 
MKSM area between 2001 and 2031.

It has now been established through the Regional 
Spatial Strategy (RSS8) that the Borough of 
Wellingborough will take 12,800 new homes 
between 2001 and 2021 resulting in additional 
population of around 30,000. Much of this growth 
is to be accommodated through urban extensions 
the first being Wellingborough East (WEAST) where 
3,200 dwellings are to be provided in addition to 51 
hectares of employment land, a local neighbourhood 
centre, parks and other community infrastructure. 
The initial work which has emerged through the 
Joint Local Development Framework for North 
Northamptonshire suggests that further growth 
could be accommodated principally to the east and 
north west.

Figure 2: Potential  urban extension (includes commited WEAST development) and a further urban extension to the north west to commence before 2021.
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Introduction

Roger Tym and Partners Report July 2005

“North Northamptonshire Town Centres – Roles & 
Responsibilities”.
This report responded to two key requirements. The 
first to establish the current roles of the principal 
centres in the North Northamptonshire Growth Area  
(NNGA) and second to detail the appropriate future 
roles for each and the interactions between them. 
The second objective was to estimate the scale of 
additional retail floorspace that is supportable in the 
periods up to 2031 within the context of specific roles 
for the town centres and the need to accommodate 
the population growth. The report evaluates a 
number of alternative scenarios for the spatial 
distribution of forecast shopping requirements. 
The report concluded that “On every key indicator 
examined, a strategy for a more balanced distribution 
of forecast growth between three strategic centres 
– Kettering, Wellingborough and Corby – provides 
the best fit against policy objectives agreed at the 
national, regional and local levels.” This strategy 
seeks to reinforce the market share of the three 
centres within their natural catchments so as to 
reduce leakage to the likes of Northampton, Milton 
Keynes and Peterborough. To achieve the predicted 
level of growth the report recognises that this will 
create significant implementation challenges and 
will involve substantial town centre redevelopments 
and the expansion of existing town centre cores. The 
conclusions of this study are therefore supportive 
of the town centre development strategy proposed 
later in this masterplan.

Opportunities created by Growth

In 2003 Atkins estimated that this growth would 
generate an additional spend on comparable goods 
of £190 milllion per annum more than twice the current 
spend. Roger Tym & Partners as part of their report 
estimated that by 2031 comparison goods spend 
will have increased to £290 million. It suggests that 
this additional spend could require in the region of 
an additional 41,000 and 48,000 square metres of 
comparison retail floorpsace. Current comparison 
floorspace is approximately 28,000 square metres 
(2005) therefore an increase of between 145% and 
170% in floorpsace would be necessary. This offers 
a major opportunity to improve the scale and quality 
of retail offer in Wellingborough Town Centre. It 
will be a major challenge for the Town to offer the 
opportunity for retailers and developers to create 
this additional floorspace within an existing urban 
area with limited vacant land and premises available 
for redevelopment. A key task for this masterplan 
is to provide a development framework that can 
accommodate the growth and capture the opportunity. 
If this objective is not met then other competing town 
centres will benefit from the additional spending 
power offered by the new communities. If the town 
centre offer is sufficiently attractive then the current 
rate of leakage of comparison goods (approximately 
50% of spend) may be reduced thereby increasing 
demand within Wellingborough town centre.

All Hallows Church
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Introduction

The Impact of WEAST

We expect that the development of at least 3200 
new homes in WEAST will draw the town’s centre 
of gravity more towards the top of Midland Road 
and will put pressure on sites on the eastern side 
of the town centre to be redeveloped.  Rather than 
thinking in terms of minimising negative impacts 
on existing land uses, the Masterplan sets out how 
this eastward shift could be used to the town’s 
advantage, particularly in the sense of tying WEAST 
in to the town centre.

Midland Road has been identified as the chief 
link between WEAST and the town centre.  It will 
therefore have to cope with an increased level of 
development pressure than at present. A strategy is 
needed which would allow managed development 
where appropriate and conservation where
deemed necessary. The anticipated northern urban 
extension will also increase the importance of the 
northern part of the town centre as a key gateway to 
Wellingborough.

Figure 3: Relationship of WEAST and the Town Centre
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Introduction

Masterplan Process

Preparation of the masterplan has been undertaken 
in three stages.

The first stage was to look at the current state of 
the town centre and the proposals for housing 
growth across the Borough. A number of key issues 
were analysed in detail including urban design, 
employment, shopping, tourism and transport. A 
preliminary retail assessment was undertaken in 
order to forecast the level of spending power likely to 
be available to the town over the next twenty years. 
A Baseline Report was produced in December 2003 
which drew together the results of this research 
including the feedback provided by on street shopper 
and householder surveys.

The second stage was to prepare a draft Strategic 
Framework document that set out the vision for 
the next fifteen to twenty years for the town centre 
utilising the findings of the public consultation. The 
comment provided by these consultation exercises 
was analysed and reported to the Council in 
November 2005 and incorporated as appropriate 
into the final Development Framework.

Consultation

Two surveys were carried out in early November 
2003 prior to the development of draft proposals for 
the Town Centre:

■ The first of these was a shopper survey, which 
involved face to face interviews with 100 shoppers 
in the town centre.  Those questioned were asked 
what they thought about the town and what it had to 
offer.  They were also asked how they travelled and 
where else they shopped.

■ The second exercise was a householder survey.  
This was conducted as a telephone survey of 300 
households across the town’s catchment area 
(defined by postcode boundaries).  This survey 
asked people where they did their shopping and 
whether they used Wellingborough for any other 
reason, such as sports or entertainment.  
 
A stakeholder workshop was undertaken in February 
2004 to which a number of representatives from 
the Borough Council of Wellingborough  local 
organisations, statutory providers of services and 
private sector businesses were invited.  Stakeholders 
were split into a number of groups and discussed 
pertinent issues in two principal areas; the Town 
Centre and Midland Road.

The comments from the stakeholder workshop were 
incorporated into a Draft Strategic Framework that 
was presented to the Steering Group in April 2004.

Following revisions to the Draft Strategic Framework, 
a public exhibition and consultation leaflet were 
prepared.  The consultation leaflet was issued in 
July 2004 with a return deadline of October 2004.  A 
summary of responses was prepared that addressed 
the comments made during the public consultation 
and these were incorporated as appropriate to 
the final masterplan following endorsement by the 
Council.
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Issues Arising from the Baseline Report

A Baseline Report was prepared to identify current 
issues within the town centre and to gauge local 
opinion. The report considered six of the key issues 
that could affect the Masterplan.  The main points to 
come out of each issue are listed below:

Urban Design
■ The core of the town has 
been dragged east of the 
original High Street due to 
the impact of the railway.  The 
development of WEAST may 
further this trend.

■ The line of Sheep Street / 
Silver Street / High Street 
contains most of the town’s 
most noteworthy buildings.

■ Building materials are mixed, with more use made 
of brick than local stone.

■ The Swansgate Centre is a major obstacle to 
movement, particularly outside trading hours.

■ The town centre itself contains little greenery but 
has easy access to large swathes of open space 
along the Swanspool Brook.

■ The western end of Midland Road forms a poor 
quality gateway to the town centre in terms of both 
buildings and the public realm.

Employment

■ The Council is keen to promote Wellingborough 
as a centre for office and hi tech employment.

■ Between 2000 and 2016, around 17,000 new 
office jobs could be created.

■ Over the same period, around 2,500 new jobs 
could be created in hi tech businesses.

■ WEAST will act as a major employment hub for the 
town with 51 hectares of land set aside for offices 
and industry.

■ The increase in the number of shops will bring 
with it an associated growth in retail employment.

Shopping

■ Spending on comparison goods is expected to 
rise by 4.2% per person per year between now and 
2021.

■ Clothing, lifestyle goods and homewares are 
heavily concentrated in the Swansgate Centre and 
Market Street.

■ Sheep Street has developed a specialised role in 
estate agency, whereas other outlying streets such 
as Cambridge Street and Silver Street suffer from 
vacancies.

Quality buildings Market Street

Market Street & Cambridge Street - Potential for speciality shooping
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Introduction

Tourism

■ Tourism is not high on the agenda at present.

■ The lack of a readily identifiable image is a 
weakness when promoting the town for tourism.

■ A survey undertaken by the Tourist Information 
Centre in May 2003 suggested that 79% of visitors 
came from elsewhere in Northamptonshire.

■ Greater prominence needs to be given to attractions 
such as the Castle Theatre.

■ More could be made of historic areas such as the 
Tithe Barn area.

■ Large scale office development at WEAST could 
bring more business visitors to the town.

Consultation

■ 100 shoppers and 300 householders were asked 
for their views on the town centre in November 
2003.

■ Over half of the shoppers questioned said that they 
used the town centre for reasons of convenience.

■ Most shoppers felt positive about the town, with 
free parking and the friendly atmosphere considered 
the best aspects.

■ Almost 60% of the householders did most of their 
non food shopping outside the town centre.

■ The poor range of shops was cited as their main 
reason for not using the town centre.

Transport

■ Wellingborough enjoys good road and rail 
connections. Cycle provision is presently poor in the 
immediate town centre, however a substantial cycle 
network existing in the rest of the town. This could 
be improved through the town’s development over 
the next twenty years.

■ Walking is the easiest way to get around the 

town centre but there is still room for improvement, 
particularly at night.
■ The one way system makes it difficult for drivers 
to access the northern part of the town centre and 
this may discourage them from shopping in these 
areas.

■ Free parking is very popular with shoppers and 
traders but may need to be time limited to avoid all 
day commuter parking.

■ There is scope for a public transport interchange 
at the railway station.

Tithe Barn

Wellingborough Railway Station


