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5.3.8 	Pedestrian/Cycle route 
As well as the 4 types of street there is also a main 
pedestrian / cycle route through the site. 

This is an extremely important connection that 
links the new development with Bassett’s Park 
to the west. The route supports a key strategic 
view across the site and facilitates safe and easy 
pedestrian and cycle movement. 

To the eastern end, the route will interface with the 
Main Access Street from Jackson’s Lane. At this 
point it is envisaged that easy and safe pedestrian 
movement will be facilitated through a shared 
surface/raised table connecting to the formal green 
space southwest of the Tresham Institute site. 

Developers will be required to ensure this route is 
of a high quality and includes street furniture and 
planting to provide a pleasant environment with 
places for people to sit. Buildings lining the route 
will have active ground floor uses with doors and 
windows facing onto the route. Residential uses 
will be included where possible to upper floors, 
articulated with balcony structures to south facing 
blocks. 

The route will also allow for emergency access to 
those blocks lining the route. 

Figure 5.12: Pedestrian/cycle routes 

5.4 	 Principle 3: An Open Space Structure 

The provision of public spaces within the 
development will enrich the urban environment 
and provide opportunities for formal and informal 
activity. 

This section describes the approach developers 
will need to take towards the provision of urban 
and green spaces across the site. The main aims 
of the strategy will include: 

• 	 Retaining and enhancing where possible 
existing quality open green spaces and 
associated mature tree planting; 

• 	 Providing new green links to connect the 
site into its surrounding context and in 
particular establish connections across 
the site between the High Street and 
Bassett’s Park to the west; 

• 	 New street tree planting and planting to 
 urban squares; 
• 	 New formal urban and green spaces 

with well designed connections between 
them; 

• 	 Responding to the natural topography 
of the site, locating taller planting to 
the elevated northern parts of the site 
along with taller buildings. Views south 
should be maximised to take best 
advantage of the potential open view 
aspect. 

• 	 All planting should wherever possible 
seek to enhance and maximise local 

 biodiversity. 

The proposed open space structure that meets 
these objectives is indicated in Figure 5.13. This 
structure links the new development site into 
its context by maximizing opportunities for new 
connections, opening up new urban spaces at 
the site boundary to allow visual links into the 
development, and utilises existing landscape 
elements. The open space structure required of 
developer includes: 

A small new urban space opposite the United 
Reformed Church. This will provide a key gateway 
to the development site and will open up visual 
connections into the site. The square will reinforce 
the setting of the Church and provide a strongly 
memorable and legible element of the new 
scheme. 
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A new formal green square will provide much 
needed soft green recreational space within the site. 
The space is designed in relation to their adjacent 
buildings and provide valuable open space amenity 
for the Innovation Centre, residential block (south 
of the car park) and Tresham Institute. 

Enhancement of the existing green space to the 
north west corner of the scheme including mature 
trees. 

A planted pedestrian/cycle route from the junction 
of Jackson’s Lane and West Street east into the 
development. 

Formal tree planting along High Street and Local 
Streets 

Two views: Axis from Jackson’s Lane/High Street 
corner south west into the development past 
Tresham Institute; and, axis from north west corner 
east into the site. 

To ensure the defined public spaces function 
successfully and offer productive usable open 
space, the following design criteria must be met 
by prospective developers: 

Spaces must be fronted onto by buildings and 
buildings must include where possible publicly-
related uses, doors, windows, entrances etc at 
ground level 

No building backs must be exposed to public 
spaces/streets. 

Blank gable ends will not be permitted. 

Buildings, where possible, must seek to include 
residential at upper levels to provide ‘eyes-on
streets’ after hours. 

Opportunities for public art should be considered 
and possibly linked with Tresham Institute. 

High quality street furniture using natural and very 
low maintenance robust materials should be used 
throughout. 

Figure 5.13: Open space structure 
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Figure 5.14: Movement structure 
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5.5 	 Principle 4: A Connected Movement  
Network 

The access to the new proposed development 
site has been designed in consultation with the 
Highways Authority.  An access and movement 
plan has been produced and is shown on Figure 
5.14. 

5.5.1 	Vehicular 
The development should adhere to the following 
principles in relation to site access: 

• 	 The number of access points should be 
reduced and rationalised compared to 
existing; 

• 	 The main site accesses should be at the 
 following locations: 

- On High Street to capture vehicles 
arriving from the north and south/east; 
and 
- On Jackson’s Lane to capture vehicles  
arriving from the west and south/east (off  

 Oxford Street). 
• 	 The internal road layout should not create 

a potential rat run through the site. 
• 	 West Street will remain one-way and be  

further traffic calmed in consultation with  
 the residents 

The main site accesses should facilitate 
movements to the main parking areas, including 
the replacement town centre car parking, and 
college car parking. The operation of the site 
access junctions will require capacity verification 
at the planning stage. 

The developer will liaise closely with the Highways 
Authority over the design and layout of the main 
access junctions particulalry off the High Street. 
Flexibility may be needed in relation to wider town 
traffic needs, as town centre regeneration planning 
emerges. 

Jackson’s Lane should be retained as one-way 
between the High Street and the new site access, 
to maintain the southbound short cut between High 
Street and Oxford Street that currently exists. The 
geometry of the site access on Jackson’s Lane 
should be designed to prevent access from the 
High Street. 

The informal uncontrolled junction of Jackson’s 
Lane, West Villa Road, Short Lane will need to be 
rationalised into a formal arrangement as part of 
the redevelopment. A mini-roundabout has been 
discussed with Northamptonshire County Council 
as a potential solution and this is shown on Figure 
4.6 for indicative purposes only. Access to adjacent 
properties may need to be reconfigured as part of 
the redevelopment 

There are three minor accesses proposed at the 
following locations: 

• 	Jackson’s Lane; 
• 	 West Street; and   
• 	Oxford Street. 

The secondary/minor access off Jackson’s Lane 
should be lightly trafficked. 

West Street is narrow and is not suitable for service 
vehicle access. The access off West Street should 
be lightly trafficked and for car/LGV use only, with 
all but local traffic strongly discouraged. 

The Oxford Street access should be lightly trafficked 
and be suitable for service vehicle access to the 
southern half of the site. Northamptonshire County 
Council has indicated that a new lightly trafficked 
access off Oxford Street would be acceptable in 
principle. 

The internal road layout should be based on 
a low speed environment with tight radii and 
narrow road widths. Northamptonshire County 
Council has expressed a preference for a low 
speed environment based on tight geometries as 
opposed to physical speed reduction measures 
e.g. humps. 

Northamptonshire County Council has expressed 
an interest in potentially adopting some of the 
internal roads, particularly the main access route 
serving the town centre car parking. It is proposed 
that service vehicle access will be via the access 
points on: 

• 	 High Street; Jackson’s Lane; and Oxford  
Street. 

Provision for servicing the proposed land uses 
should be made within the boundaries of the site. 
The maintenance of non-adopted roads needs to 

53
 



Wellingborough Town Centre High Street Development Planning Brief adopted as Supplementary Planning Document March 2006 

Figure 5.15: Access & parking 
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be addressed by the developer 

Further discussions with the highway authority, 
and detailed design will be required to further 
develop the initial access and internal road layout 
proposals. The operation of the access points 
and external road network will be assessed at the 
planning application stage. 

5.5.2 Car Parking 
The development should include sufficient car 
parking to support the proposed redevelopment 
land use, and to replace at least 100 of the town 
centre car parking spaces lost as a result of the 
redevelopment. Car parking requirements for 
the future development will be assessed at the 
planning application stage. 

The car parking is likely to be provided via a mix of 
multi-storey, basement and ground level / on-street 
parking. It is intended that the replacement town 
centre car parking would be provided within the 
multi-storey car park. As far as possible, residential 
parking would be provided adjacent to residential 
units. Parking for drop off trips to the Jackson’s 
Lane child nursery should be provided within the 
site. Parking for West Street residents backing 
onto the site should be provided at the rear of the 
properties with one space per property and space 
for vehicular access to the rear gardens. 

5.5.3 Access to Public Transport 
The site is well located in terms of access to public 
transport, and the site layout should be designed 
to allow pedestrian permeability from all areas of 
the site, towards the bus stops on Church Street 
and Oxford Street. 

5.5.4 Walking and Cycling 
The site layout should incorporate pedestrian 
routes that link to the south (town centre/main 
shopping areas) and east (town centre bus stops). 
The site layout should also provide permeability 
for pedestrians and cyclists between Bassett’s 
Park (and the residential areas to the northwest), 
and the town centre. From the existing cycle lane 
on Oxford Street it is intended that cyclists would 
use the lightly traffi cked minor access to penetrate 
the site. 

A safe environment should be created for 
pedestrians and cyclists, and secure cycle storage 
facilities should be provided on site in accordance 

with Northamptonshire County Council’s 
standards. 

Pedestrians should be able to find their way simply 
and safely through the development which should 
be accessible to all (including people with mobility 
and sensory disabilities). Footways should be of 
high quality with attractive street furniture. A new 
kerbed footway will be provided along the whole 
length of Jackson’s Lane with a formal pedestrian 
crossing to the nursery. 

5.5.5 Standards 
It is proposed that for the main site access road 
between High Street and Jackson’s Lane, the 
carriageway width need not be more than 6m. 
Corner radii are a minimum 10.5m. 

For the Oxford Street access point the maximum 
carriageway width need not be more than 5.5m. 
Corner radii are a minimum of 7.5m. 

For the lightly trafficked minor access points on 
Jackson’s Lane and West Street, the maximum 
carriageway width need not be more than 6m. 

It is proposed that a footway/cycleway should 
be a minimum 2.5m wide, where the route is not 
segregated. If the footway/cycleway is segregated 
then the route should be a minimum 3.5m wide. 
Footways should be a minimum 1.8m wide. 

The accesses to the sites and the movement 
strategy overall will seek to minimize negative 
impacts on surrounding existing uses. Existing 
uses within the site will overall have improved 
access, wherever this can be achieved. 

The development will ensure that the capacity of 
the existing infrastructure is suffi cient to serve new 
development or that new infrastructure can be 
viably provided. 

This will include: sufficient car parking provision to 
meet current use demand on the site; the needs 
of new site users; where appropriate provide for 
wider town strategic needs and; to provide for 
enhanced sustainable transport within site, onto 
the High Street and into the wider town. 

The current Jackson’s Lane car park and other 
informal parking within the site will be formalised 
into a mix of on-street parking and within a new 
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Figure 5.16: Land use mix 
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multi-storey and basement car park. The multi-
storey and basement car parks are an essential 
requirement for the site, releasing land for 
development and so a higher intensity of use for 
the site. A multi-storey car park will be provided 
that meets a proportion of current car park needs 
and proposed new site needs. It will be located 
in a position that is accessible from the primary 
access roads, which does not dominate the site in 
design impact. 

5.6 	 Principle 5: A Viable Mix of Uses 

The sustainable objectives of the land use mix for 
the development are to: 

• 	 Create a mix of uses that enable 
overlapping functions including live, 
work, shop and play; and, 

• 	 Ensure high quality services and 
amenities are accessible to all residents. 

The Developer will provide the land use mix 
indicated in Figure 5.16. This is used as the basis 
for the indicative schedule of accommodation given 
in the Accommodation Table below. Considerable 
effort has been made to achieve a viable balance 
of uses and the supporting economic cost/value 
analysis is available on request from the Council. 
The proposed land-use mix is driven by the need 
to support non-residential uses within a viable 
development. 

Key floor space requirements (see Table 2) are as 
follows: 

• 	Education: 
Tresham Institute (circa 5,900sq.m) 

• 	Hotel 
Boutique Hotel (circa 1,800sq.m) 

• 	Retail 
Classes A1 to A5 – range of small retail 
units (vary in size 150-300sq.m) to a total 
aggregate of circa 880sq.m 

• 	Offi ce 
Innovation Centre (circa 1,260sq.m) 
Other B1 (circa 1,470sq.m) 

• 	 Residential units are to be a mix of type, 
combining to provide 273 new dwellings 
to be phased. The mixture of housing 
types and tenures required of the 
development will range from terraced 
town houses to apartments (flats),  

the latter comprising the majority of 
the housing provision. Housing will be 
required for single people with access to 
facilities and support. Accommodation  
is also to be provided above shops/offices 
as indicated in Figure 5.16 

• 	 Car parking suitable for both the 
development’s need and public car  
parking replacement will be provided 
by the developer 

Achieving a mixed-use development is vital for 
this town centre site and is at the heart of the 
Government’s current sustainability agenda. 
Mixed-use, however, is the result of a number of 
conditions including appropriate and sufficient 
density – it is expected that a Brownfield, town 
centre site such as the subject land supports 
a high-density scheme. Across the core site 
area (which is Council ownership) an average 
equivalent residential density of circa 110 
Dwellings Per Hectare (DPH) exists. Certain 
building forms are only capable of supporting a 
variety of functions above certain densities and it 
is critical that a high-density scheme is achieved to 
generate the required building types. For instance, 
a semi-detached house is unlikely to support non
residential uses or be robust in the longer term. 
Other conditions for mixed-use include: 

• 	 Flexible building forms, especially at the 
ground floor to allow a change of use over 
time. 

• 	 Well connected street network that allows  
for local as well as global footfall 

• 	 Location of a natural ‘heart’ to the scheme 
as a focus of publicly-related activities 

• 	 Close proximity to public transport 

Sufficient quality in the housing will support a 
viable community. This includes non-residential 
uses to support “24/7” living; providing housing 
close to work opportunities and; providing a mix of 
tenures including at least 27% affordable housing, 
in accordance with the Council’s latest Housing 
Needs Survey. The majority of the housing will 
be apartments with some terraced town houses 
(19 No.). Particular attention needs to given to 
the design, scale, appearance, materials and 
layout of the dwellings so that they compliment 
and/or enhance the listed and architectural high 
quality buildings that occupy parts of the site. The 
priority will be to support the feel of the overall 
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new quarter, protecting the best of the old, but not 
necessarily creating a pastiche, rather allowing for 
balanced innovative design to be encouraged in 
places. The plans in this development brief have 
areas where little flexibility is likely to be given in 
changing the indicative housing types and layouts, 
particularly where there are known sensitivities 
with neighbouring uses/residents. 

Providing more quality office employment (B1) in 
town centres is a policy priority at local and regional 
level because it supports the vitality and viability of 
town centres. It is proposed that some 1,470 sqm 
is provided within the site. Opportunities for an 
increased amount of office space is highly desirable 
and would be considered, but may depend on the 
development viability this may need intervention 
(grant) funding. There is a good opportunity 
for the office type to be provided to enhance 
the offer some of the current site users, notably 
high quality professional services. Appropriate 
design and promotion of such offices is to be 
encouraged. An amount of live-work opportunities 
may be considered where this is compatible with 
surrounding users. Arts, crafts and media uses 

may be appropriate. 

The Wellingborough Innovation Centre has 
expressed a clear desire to re-locate to the 
site. As a key catalyst for new and growing hi
tec employment ventures this facility will add 
considerably to the offer of the development site, 
the town centre and the Borough as a whole. A 
key central and visible location is to be provided to 
allow for this opportunity, requiring about 1300sqm 
(net). 

The relocation of the Tresham Institute to the site 
would allow for the college related employment 
in teaching, administration and direct and indirect 
servicing. About 5,900 sqm are required. A layout 
and accomodation brief are to be provided by the 
Institute. Offices, retail and other uses that have 
some direct relationship with the Tresham Institute 
training programmes, and/or that help support the 
skills needed that will help the growth areas in the 
region be more sustainable would be particularly 
welcome. Particular design attention needs to be 
given to avoid impact upon the cottages across 
the road on the north side of Jackson’s Lane, and 

Figure 5.17: Block reference plan 

58
 



Wellingborough Town Centre High Street Development Planning Brief adopted as Supplementary Planning Document March 2006 

Site Footprint Net Stories Net Dev Residential Innovation Hotel College Commercial Parking 
sq.m sq.m No. sq.m flats No. units Houses No. Studio No. sq.m sq.m sq.m retail sq.m office sq.m spaces 

A1 516 439 3 1316 19 
A2 345 293 4 1173 17 
A3 296 252 4 1006 14 

courtyd 8 

B1 634 539 3.5 1886 1886 
B2 127 108 2.5 270 270 
B3 1110 

234 

944 

199 

4 

3 

3774 

597 6 

3774 

199C1 
C2 249 212 3 635 9 
C3 213 181 4 724 8 181 
C4 184 156 4 626 7 156 
C5 203 

228 

173 

194 

4 

4 

690 

775 

7 

11 

173 

D1 
D2 166 141 3 423 6 
D3 309 263 3 788 11 
D4 165 140 3 421 6 
D5 204 173 4 694 10 
D6 133 113 4 452 6 

courtyd 

E1 
E2 
E3 

60 
242 
263 

51 
206 
224 

3 
4 
3 

153 
823 
671 

12 
6 

2 

224 

24 

E4 70 60 2 119 2 
E5 240 204 2 408 3 204 
E6 104 88 2 177 3 
E7 183 156 2 311 2 156 
E8 51 43 2 87 1 43 
E9 104 88 2 177 1 88 
E10 157 133 2 267 2 133 
E11 80 68 2 136 68 68 

courtyd 

124 105 2.5 264 105 105 

25 

F1 
F2 282 240 2 479 479 
F3 381 

153 

324 

130 

4 

4 

1295 

520 6 

1295 

130G1 
G2 382 325 4 1299 14 325 
G3 255 217 3 650 9 
G4 169 144 4 575 8 
G5 371 315 3 946 7 
G6 1428 

465 395 

3 

4 

4284 

1581 23 

171 

H1 
H2 550 468 3 1900 10 
H3 400 340 2 680 10 
H4 349 297 3 890 13 
H5 132 112 2 224 3 

courtyd 

297 252 5 1262 1262 

18 

I 

Bsmt 

1 6475 259 
2 2779 111 

On-street 65 

Site Footprint Net Stories Net Dev Residential Innovation Hotel College Commercial Parking 
sq.m sq.m No. sq.m flats No. units Houses No. Studio No. sq.m sq.m sq.m retail sq.m office sq.m spaces 

TOTAL 21,862 9,503 36,427 244 19 10 1,262 1,775 5,930 882 1,476 682 

Table 2: Proposed accommodation schedule 
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to provide adequate levels of parking underneath 
the building complex 

Retention and/or new provision on-site for existing 
retail is a priority for the site. Retail should be 
complimentary to the town centre core retail but not 
compete with it. For example specialist shops may 
be particularly appropriate rather than comparison 
goods. The retail as a priority should enhance the 
High Street and Oxford Street frontages, add to 
the vitality, and help define the feel, of the new 
quarter. About 880 sqm is proposed. 

Leisure uses such as limited food and drink, a 
pub, a café and a hotel where these compliment 
the other proposed uses (such as the college and 
offices) would be appropriate, again where these 
do not compete with the town centre core and are 
unlikely to conflict with other uses, particularly 
residential. 

The hotel is slightly set back from the High Street, 
but seen as part of the main High Street frontage 
and should be a significant iconic exciting and 
flagship building, with a strong visual impact, high 
quality materials, that also add to and blend well 
with quarter as whole. It will need to imaginatively 
and sensitively incorporate the listed Queen’s Hall 
into a functioning part of the hotel. 

Figure 5.18: Proposed building heights 
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5.7 	 Principle 6: A Sense of Local Identity,  
Enhancing Historic Context 

The Developer will be required to ensure that 
the development generates a strong ‘sense of 
place’ as a new town centre quarter. It will need 
to distinguish clearly between public and private 
spaces and promote community participation in 
the development and procurement of new form. 
Moreover, sufficient density of development will be 
required to create the character of a town centre 
site. Figure 5.18 indicates the proposed building 
form and height distribution across the site. 

The Borough Council of Wellingborough will 
require that any future development is to be of a 
high standard of design quality. This requires that 
a number of design criteria be responded to by the 
Developer, including: 

• 	 A sensitive response to the unique  
characteristics of the High Street site – its 
land form, historic buildings context and 
proximity to the town centre 

• 	 Overall massing of new development 
across the site with a general increase in 
height and mass to the northern part of 
the site, increasing the legibility and 
visibility of the new development and 
‘presence’ of the site from the High Street 

• 	 Locating the key publicly significant and  
landmark buildings of civic quality at the 
main points of entry/gateways into the site 

• 	 Ensuring that key views across the 
site are accentuated by terminating in 
quality buildings of landmark character 
and through focusing design emphasis on 
corners and changes in direction. 

• 	 Wherever possible quality historic 
structures will be protected and 
enhanced. The use of the local historic  
vernacular styles and materials will be 
desirable. 

In the more historically sensitive areas, particularly 
along the Southern and Southeastern edges of the 
site, the development should have sensitive infill 
development, respecting the historic character of 

the area whilst prioritising better use of backland 
sites. 

To the northern edge and central ‘civic’ area 4 and 5 
storey development will reinforce the main square 
and enable strategic views from the south. 

Opportunities to place appropriate Public Art in 
Line with the Council’s SPD on Public Art: A Guide 
to Good Practice” should be considered. 

Figure 5.19: Proposed building form 
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Figure 5.20: Proposed Tresham campus site 
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5.8 Principle 7: Education and Skills 

The Tresham Institute has aspirations for a new 
build in the town centre and the Northamptonshire 
Learning and Skills Council has identified 
Wellingborough as a priority for development in its 
recently completed Strategic Area Review. 

The High Street development area is identified as 
a likely priority site in the town centre to provide 
a major new campus location for the Tresham 
Institute, to retain and enhance its presence in 
the town centre and to provide an anchor to the 
northern part of the site. 

The principal requirements of the college based on 
about 4500 sqm net development area, fully able 
to expand to 5,930 sqm plus, at a latter stage, and 
to include: 

• Reception area 
• Teaching areas 
• Workshop areas (including HGV access) 
• Administrative areas 
• Life long learning areas 
• Parking areas 
• Landscaping 

An accommodation schedule is being prepared 
by Tresham to fit within the overall area identified 
above and may include facilities for: 

Motor vehicle servicing; engineering; plumbing; 
electrical; engineering; hair and beauty; adult 
special needs; call centre training; general Further 
Education; IT training; and vocational business/ 
enterprise. It is also likely to include a centre for 
skills needed to support the development needs of 
the overall MKSM Growth Area. 

It is very desirable to have the opportunity on the 
campus or close to it, to run Tresham company 
based trading shops, such as: business enterprise, 
hair and beauty, innovation etc. Other college 
related complementary retail uses could also be 
located close to the campus. 

A preferred option is to relocate to the northern 
part of the High Street site (Figure 5.20). 

North Northamptonshire Development Company 
(NNDC- the formal growth delivery vehicle for the 
wider area) strongly supports the principle as a 

priority area for investment. The NNDC Business 
Plan sets out our key objectives and identifies 
‘investment to regenerate town centres’ as one of 
the key drivers for creating sustainable communities 
and developing a step change in growth; (this 
includes) town centre investment needs, such 
as new office, retail, and leisure floorspace, high 
quality educational facilities and new residential 
provision in the inner urban areas”. 

63
 



 

 
 

 

 

Wellingborough Town Centre High Street Development Planning Brief adopted as Supplementary Planning Document March 2006 

5.9 	 Principle 8: Conserving Energy,  
 Managing Waste 

Opportunities should be sought to reduce net 
energy usage. This will be achieved through: 
design and layout of the site, for example seeking 
to use passive solar techniques; requiring good and 
excellent BREEAM (energy efficient) standards for 
homes and offices; considering renewable energy 
sources; providing local waste management 
facilities; designs that reduce water use and water 
run-off, and where appropriate encourage water 
re-cycling. 

Drainage systems 
Sustainable drainage (SUDs) will be required 
throughout the site, wherever practical, and a 
funded suitable and adoptable plan will be agreed 
with the Council. 

Recycling 
A centrally located, attractive and accessible local 
recycling area will be provided within the site 

Energy efficiency 
All new buildings on the site (including residential 
and employment) will be built to BREEAM very 
good and excellent standards or equivalent. 

Alternative energy systems 
Wherever practical, extensive opportunities will be 
provided for established and innovative alternative 
energy systems. 

Water conservation 
All buildings will be designed, including their internal 
systems with appropriate water conservation in 
mind 

Green Roofs 
Innovative green roofs may be considered 
mitigating against loss of scrub habitat, reducing 
run-off, reduction of urban heat-island effect and 
other benefits. 

Reducing Waste 
In line with the Northamptonshire Waste Local 
Plan opportunities need to be taken to: develop 
local waste facilities; minimise developer-related 
waste at all stages of the construction; and design 
the development to allow reduction, recycling and 
re-use of waste wherever possible. 
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