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Introduction 
 
This paper summarises the Wellingborough Town Centre Regeneration Key 
Stakeholder Consultation Workshop on Town Centre Themes, held at the 
Hind Hotel, Wellingborough on 19th July 2006.  
 
The Workshop was organised and facilitated on behalf of Wellingborough 
Borough Council by the Nortoft Consortium comprising of Nortoft Partnerships 
Limited, Matrix Partnership, Alan Baxter & Associates and Lambert Smith 
Hampton. 
 
James Wilson, Corporate Manager (Sustainable Development) from the 
Borough Council welcomed all to the event. David O’Neil from Nortoft 
Partnerships Ltd introduced the day and reviewed the background of the 
process undertaken so far. Gerald Brady, Director of Matrix Partnership 
reviewed the extensive number of maps and drawings presented for this 
event covering work to date. Jon Taylor, Director of Lambert Smith Hampton 
and David Paddon of Alan Baxter Associates identified that the workshop 
provided an opportunity for the key stakeholders to discuss and express their 
views on the type of Town Centre they would wish to see developed.  
 
The delegates list and event programme for the day are set out in the 
appendices. 
 
 
Background 
 
The aims of the day were to:                                      

• share progress made to date  
• examine key themes for the Town Centre  
• inform the common principles for redevelopment  
• prepare the ground for the draft options   

  
Whilst the earlier work by Atkins, the Wellingborough Masterplan Strategic 
Framework November 2005   (located on the Councils website at 
http://www.wellingborough.gov.uk/towncentremasterplan) for the town helped 
set the scene, clearer links are now needed to the wider growth, and more 
detail is required on the town’s future role. 
  
The event was set within the context of the current "Site Specific Proposals 
and Wellingborough Town Centre Area Action Plan - Issues and Options" 
paper published in February 2006 (located on the Councils website at 
http://www.wellingborough.gov.uk/issuesandoptions) and was intended to 
move the process forward to a further options stage by supporting the: 
  

• confirmation of strategic objectives for the town centre, including 
common principles;  

• re-consideration of constraints and opportunities;  
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• detailed consideration of the supporting information on the socio-
economic background  

• summarising people’s perceptions gained from the extensive 
consultation to date  

• views on the deliverability, costs and phasing of the development  
• supply/demand driven needs and opportunities  

 
The above would all help to better identify the development positioning in 
terms of town-wide branding and unique selling point (e.g. focussing on the 
historic resource, specialist niche retail, market town etc). In turn this would 
lead to the next stage of devising specific detailed site options. These options 
will be prepared during the summer and are currently expected to be 
consulted upon in the Autumn. 
 
The Workshop utilised a combination of open forum discussions in addition to 
group work where attendees were divided into four groups – yellow, green, 
red and orange. Each group was allocated particular topics to discuss and 
report back to all attendees. 
 
Why should we regenerate the Town Centre? 
 
As a full group discussion, the delegates were asked why Wellingborough 
Town Centre should be redeveloped?  
 
The various responses are summarised below (in no particular order) 
  

• The town centre is lousy at present – it doesn’t appeal to any age 
group. It needs to be made more attractive to the current population – a 
place where local residents want to live, to work, shop and spend their 
leisure time 

 
• Wellingborough is currently loosing 55% of trade to other towns i.e. to 

Milton Keynes, Northampton, Kettering and other towns. This trend 
needs to be reversed and more businesses need to be attracted to the 
town 

 
• The population is planned to increase with 12800 new houses by 2021 

(circa 30k new people increasing the town population to over 95k). This 
needs to be met by an increase in retail space – an additional 225 
square feet (approx 66% increase on the current size of Swansgate) 

 
• Businesses have identified a lack of facilities in the town (restaurants, 

hotels and other facilities) and although the town has a national 
distribution profile, it has limited impact in other sectors 

 
• Visitors to local rural attractions are not being drawn into the Town 

Centre for secondary spending. 
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Overall the town has a foundation to build the regeneration upon: 
 

• An excellent road network that assists distribution businesses in the 
area and makes the town easily accessible to approx 2.6 million people 
living within 1 hour of Wellingborough 

 
• Some specialist shops, eg outdoor pursuits (canoes), are already 

attracting visitors from outside Wellingborough.  
 

• The new swimming pool is helping to attract families into the town 
 

• The town has access to the river – unlike Kettering and Corby 
 

• The railway station is the midland gateway for rail links to London 
 

• The Castle is an excellent modern theatre 
 

• There are a number of historic gems within the town centre and 
adjoining countryside which are not being promoted 
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Q1. How can we make the Town Centre UNIQUELY 
ATTRACTIVE? e.g. the vibrant heritage market town with the 
best public realm; the quality independent retail destination; the 
family entertainment hub for the County; the high-tech employment 
servicing centre; a local, regional or nationally known destination; 
links to the Regional Park; others? 
 
Participants were asked to work in groups to identify opportunities on how the 
Town Centre could be made uniquely attractive. The responses have been 
consolidated and summarised below: 
 
Access / Public Transport 

• Make more walking routes into town, particularly links to housing 
estates and to the river 

• Develop closer links to industrial estates and new developments 
• Make it easier to get into Wellingborough than to go elsewhere 
• Improve traffic flow 
• Provide covered walkways 

 
Education 

• Beneficial to have higher education provision centralised in 
Wellingborough rather than being lost to other towns 

 
Evening Economy 

• Already have a good modern theatre and nightclub. Need to promote 
evening economy further after 5pm and at weekends  

 
Facilities 

• Provide lifestyle facilities 
 
Green Spaces 

• Make more use of parks and open spaces 
• Reflect the Green theme 

 
Historical  

• Encourage historical elements as a heritage market town 
 
Marketing  / Promotion 

• More marketing / promotion for the town required. Bedford currently 
spending £250,000 on marketing whilst Wellingborough spends 
nothing 

 
Office Provision 

• Limited provision available in Wellingborough. Atkins report suggested 
that office requirements could be met by locating them in WEAST and 
at the station 
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Public Realm 
• Clean attractive environment 
• Need to improve image / perception of town –currently looking staid 

and suffering wear and tear 
 
Retail  

• Currently lack of quality retailers particularly for comparison goods 
• More shops but need a balance between quality independent retailers 

and multiples to stop people going elsewhere i.e. to MK or 
Northampton therefore difficult to make it unique in this aspect 

• Revamp the market and make it more attractive (query over parking for 
traders?)  

• Multipurpose market hall 
• Need to retain convenience retail 
• Provide larger floor space to attract larger retailers 
• Develop a “Market Harborough” feeling – not a mini Birmingham 
• Growth markets for retailers are likely to be in the provision of 

comparative products – clothes, books shoes, records, achieved 
through local independent retailers, specialist shops and multiples plus 
growth in restaurants and evening trade 

 
Summary 
The emerging North Northamptonshire Core Spatial Strategy indicates that 
Wellingborough, Kettering and Corby should act as sub regional centres with 
slightly more retail development at Kettering so that North Northamptonshire 
as a whole is a more attractive shopping location. The provision of hospital 
healthcare was identified as a sub-regional issue as might be some major 
regional leisure facilities. However more local retail, restaurant, leisure and 
entertainment choice is required in Wellingborough. 
 
The options of making Wellingborough uniquely attractive are limited and 
therefore the town centre should be designed to encourage people, 
particularly workers and local residents, to use the town centre.  
 
The answer as to what Wellingborough wants to be regionally / nationally 
remains unanswered but a market town like Market Harborough appears to be 
strongly supported. 

 
Further Work Required 
The majority of people using the buses and shopping in Wellingborough 
appear to be mothers with young children and the elderly. Some consultation 
has been done but more is needed. Detailed analysis on the following would 
be beneficial: 

• Which sections of the population go elsewhere to shop and why? 
• Which sections of the population are in the Town Centre?  When, why 

and where have they come from? 
• Additional information on retail spend and footfall within the town centre 
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Q2. What TYPE of Town Centre will it be?  
Delegates were asked to make comment on each of the following 
questions.  

a. What amount of retail? 
b. What type of retail (national multiple stores? local 

independent stores?) 
c. How much focus on housing? 
d. How much focus on leisure, culture and entertainment 

(cinema, sport, health & fitness, evening economy etc?) 
e. What are the essential/desirable community facilities (new 

library, youth club etc)? 
f. What is best located out of the Town Centre? 
g. Any others? 

 
Answers have been consolidated and summarised as follows: 
 
a. What amount of retail? 
 
Concerns that trade is being lost to the out of town retail parks such as 
Riverside and to other shopping channels such as the Internet were 
countered by the growth of shopping as a leisure activity with many people 
still wanting to touch / feel and try on clothes etc before purchasing.  
Therefore it is important to enhance the retail experience. 
 
Wellingborough town centre benefits from being compact - especially 
compared to Northampton. Evidence shows that people are willing to walk 
between major retailers (particularly where the ground is level i.e. not on a 
hill). Increased congestion and parking problems at Milton Keynes will help 
make Wellingborough more appealing. 
 
Further investigation into how retailers have reacted in other towns where 
redevelopment has taken place (i.e. Corby, Norwich, Kings Lynn etc) should 
be undertaken before deciding on the final amount of retail space to be 
provided. 
 
b. What type of retail (national /multiple stores? Local independent 

stores? 
 
A mix of independent retailers and multiples is regarded as the best mix. It is 
thought likely that the main focus for retail growth will be for comparison 
goods i.e. books, clothes etc. 
 
c. How much focus on housing? 
 
Housing in the town centre should be encouraged as this helps the evening 
economy, reduces crime and assists small businesses to meet costs. 
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Predominately the housing is likely to be one or two bedroom flats above 
shops rather than large family homes and therefore will appeal to certain 
sectors of the population. 
 
Parking may be an issue and needs to be considered in planning the 
redevelopment.  
 
There are already a number of housing developments taking place that, 
having regard to the location of sites with possible major redevelopment 
potential, are not in ideal locations - all parties are aware of this. 
  
d. How much focus on leisure, cultural and entertainment (cinema, 

sport, health and fitness, evening economy etc) 
 
There is a need to attract visitors to the Town Centre in addition to providing 
services for local residents. Some attractions will be less profitable than retail 
outlets and have to be taken into consideration. 
 
Social behaviour issues will require addressing. The current perception of 
Wellingborough is of a business centre during the day but a pub culture at 
night and further development of the evening economy will need to be well 
managed.  
 
Suggestions made that Wellingborough could be made into the cultural centre 
for the whole of Northants with the provision of studios, additional leisure, 
entertainment etc. Whether this was located around the Castle area, in 
specialised areas or spread throughout the town so all benefited remains 
unresolved. 
 
Currently there is no venue large enough within Wellingborough to host major 
events and accommodate parking requirements. 
 
e. What are the essential / desirable community facilities (new library, 

youth club etc) 
 
Youth facilities would be best located in local neighbourhoods to encourage 
youngsters to attend. 
 
A drop in centre would be welcome – possibly through utilisation of the old 
Drill Hall. 
 
The Library needs to remain in the core centre of the town. 
 
The provision of higher education in the Town is desirable. 
 
f. What is best located out of the Town Centre? 
 
Large bulky white goods retailers may be better located out of the Town 
Centre. However there is a concern that development of new stores etc in the 
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Midland Road / London Road area plus developments in other local town 
centres, would pull business away from Wellingborough Town Centre. 
 
Neighbourhood shops linked closely to residential areas should be retained 
and encouraged. 
Some office development may be suited to other areas of town – station, 
WEAST etc. 
 
Concern was raised that planning consent for new developments on London 
Road had been granted which has potentially restricted the alternatives for 
redevelopment in this area. All parties are aware of this situation and working 
closely to ensure all current planning applications for the Town Centre area do 
not conflict with long-term objectives for the area  
 
g. Any others 
 
An increase in housing combined with an increase in retail outlets and 
improved town centre appeal, will result in an increase in traffic. Parking must 
increase to cope. Buses and taxis must be able to pick up and drop off. 
 



Wellingborough Town Centre Regeneration Consultation Event 
_____________________________________________________________________ 

_____________________________________________________________________ 
 Page 11  

Q3. What is the EXTENT OF the Town Centre CORE to be? 
(in relation to the current core area – Local Plan boundary and 
other peripheral sites) 
 
The Yellow and Green Groups were assigned to this question. Their 
consolidated response is shown below: 
 

• The historical core based around the market square and the Church 
should be retained as the core of Wellingborough 

 
• The Town Centre should not extend beyond St John’s Street as the 

distance from the Town Centre is too great. However the Town Centre 
should be extended to include the new swimming pool site on Cannon 
St. 

 
• The Town Centre should not extend East beyond Victoria Road other 

than to include the Swimming Pool site 
 

• The Town Centre should extend south towards the river and include 
the Castle.  The river is considered a unique feature to the 
neighbouring towns and should be utilised. 

 
• Matrix discussed a range of sites, which had potential for 

redevelopment. . One additional area to be included - the large site 
currently housing Oxford House and Lothersdale House should be 
included. These building were considered to be blots on the townscape 
of Wellingborough. 

 
• The Library needs to be situated at the core of the town centre 
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Q4. What is the FORM of the town centre? 
a. Should it be linear as in the existing Atkins masterplan? 
b. Should it be more concentric? 
c. Should it build on the existing public realm structure (e.g. 

square and streets?) 
d. Any other approaches 
 
The Yellow and Green Groups were assigned to this question. Their 
consolidated response is shown below: 
 

• The Atkins (located on the Councils website at 
http://www.wellingborough.gov.uk/towncentremasterplan) linear 
approach and the concentric forms were explained and it was 
universally considered that the more compact, concentric arrangement 
was preferable although a spur to the south, linking with The Castle 
and a spur to the east, linking to the new swimming pool, would be 
desirable. Similarly the link via Midland Road to the Station should not 
be neglected and The Castle could be developed as a cultural focus 
but not to the exclusion of other areas within the Town Centre. 
 
The Atkins Masterplan linear approach to the Town’s expansion was 
therefore considered inappropriate 
 
The series of concentric zones would be linked with high quality public 
realm.  
 
These zones included: 

 
High Street Site      Education 
Tresham Site     Retail anchor and parking 
Alma/ Cambridge Street Site Leisure this would extend to 

include the swimming pool site 
Matalan/Aldi Site    Entertainment Quarter 
Castle Area     Cultural quarter 
Commercial Way    Transport Hub 

 
• The form of the Town would centre on the Market Place as the heart of 

the town and should be developed with reference to its medieval 
history with a tight urban grain. Large retail footprints should be placed 
on sites such as the Tresham Institute and the Swansgate Centre. 

 
• Closer links between different parts of the town should be developed 

i.e. from Church Street / Tresham College through to Midland Road via 
the Market Square. 

 
• There is perceived to be a large amount of dead space at the back of 

Cambridge Street and Silver Street that could be used for 
redevelopment.  
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• Changes to location of Barclays and Woolworth’s should be considered 
 

• The historic buildings should be enhanced and the vista’s improved 
although maintaining all the historic buildings does impose some 
limitations 

 
• Some of the links should be covered as wet weather puts off shoppers. 

Preferred suggestion was the use of canopies rather than glass. 
 

• Parts of Cambridge Street are appealing and could be enhanced 
through some sympathetic redevelopment and the introduction of 
higher quality independent retail units.  

 
• The Swansgate centre is unlikely to undergo any major redevelopment 

in the immediate future. However developing the Swansgate Centre at 
the top of Midland Road by replacing the brick wall with retail outlets 
should be considered. 

 
• 5 minutes walking between different points is the preferred ideal  

 
• Changes in the current ring road are needed to enable the town centre 

to operate fluidly 
 

• The multi-storey car park could be demolished and Swansgate 
developed to provide additional retail capacity 
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Q5. Should the MARKET SQUARE change in location, design/ 
layout or role? 
a. Keep broadly in existing location or move to another location 

(Market Street, Gloucester Place, other?) 
b. Keep the current role(s) or change the role(s)? 
c. Does the Market itself stay or move – if so where? 
d. Any other approach? 
 
The Yellow and Green Groups were assigned to this question. Their 
consolidated response is shown below: 
 
There was considerable difference of opinion on the issue of the Market and if 
it should move location. One group did not reach a conclusion – the other 
reached a resounding NO stating that the Market should stay where it has 
been for the past 800 years.  
 
The market location has become a bit of a back land and is not very visible 
from the surrounding streets. A route linking the Swansgate Centre and the 
Tresham site would help to address this issue. 
 
The views expressed by Green and Yellow groups are detailed below (in no 
particular order) 
 

• The long-term future of the market square is uncertain and likely to 
evolve. However there is a need to continue to provide a market in the 
short – medium term. 

 
• The market should consider moving to Cambridge Street and reduce 

the number of days it is open. 
 

• The market should stay as it is and evolve in something of better 
quality 

 
• A covered market should be considered to encourage people to use 

the market all year round 
 

• The market has no purpose in the town. 
 

• The market should become a focal point supplemented by retail, 
restaurants and cafes, providing for activity throughout the day and into 
the evening. 

 
• The Market Square should have other uses other than the market and 

be developed as a multi function area to hold public events on non-
Market days, Continental and Farmers market, entertainment and other 
public events etc. Retail businesses facing into the square (rear of 
Silver Street) should be developed together with restaurants and 
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outdoor café’s. The design must be high quality and also in keeping 
with the historic nature of the area 

 
• The relationship with Market Square and All Hallows should be 

improved with the possibility of opening the Church grounds as a park, 
which people can use.  Views of the Church should be maintained 

 
• Underground parking under the Market Square should be investigated. 

 
• A fountain or other similar public art would be welcome in the Market 

Square 
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Q6. How do we INTEGRATE the Town Centre with the wider 
town? Including: Morrisons, Silver Street, High Street, Broad 
Green area, St John's Street area, Cambridge Street, Victoria 
Road Area, Castle Theatre and area, Swansgate, other secondary 
and peripheral areas, and the public open space & green space 
network. 
 
The Red and Orange Groups were assigned to this question. Their 
consolidated response is shown below: 
 
• Key Development principles included  

o Improved East-West pedestrian link from Matalan / Aldi site through 
Post Office site, along Market Street, and west along Burystead 
place to Sharman Road parking/Morrisons. 

o Improved North-South pedestrian link from Tresham Site, across 
Market Square, through Swansgate to Castle Theatre. 

o Swansgate and Tresham Site to be the key anchors.  
o Town Centre development to be focussed within 5 minute walking 

isochrome. 
 

• The existing and historic circuit of Sheep Street, Silver Street, Church 
Street and Market Street should form the basis of an improved public 
realm for the Town Centre with redevelopment sites linking into it.  

 
• This public realm circuit should be substantially pedestrian, allowing only 

buses, taxis and cyclists to use it. The prospect of pedestrianising Sheep 
Street/Silver Street was considered a big impact, and possibilities of a new 
road through Morrison’s site should not be considered.   

 
• However, a better link with the Morrison’s car park to Market Place with a 

designated crossing point should be considered.  This would then allow 
the Morrison’s car park to be used as Town Centre parking and not just for 
the store.  The consequences of this link maybe the acquisition and 
demolition of some poorer quality, existing buildings along Sheep Street. 

 
• Closing Sheep Street/Silver Street and Church Street to through traffic 

would greatly improve linkages to the Morrison’s area and the Tresham 
site.  

 
• It could be that cars are allowed along Sheep Street/Silver Street and 

Church Street during non-peak periods. Similarly service vehicles should 
be limited to set times for deliveries. 

 
• It was felt that if Sheep Street/Silver Street is a short cut for through traffic 

and that if it was closed or restricted then drivers would be forced to use 
existing alternative routes. Some highway improvements to these routes 
may be necessary 
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• The key town centre sites were identified (including Matalan & Aldi site, 
Post Office area, Tresham College, Railway Workers Recreational Club 
and adjacent pub, the Vauxhall dealership area) with the Market Square 
forming the central focus. (see Red Group plans on page 44). The main 
town centre forms a linear cluster along the central spine of Sheep St/ 
Silver St/ High St. The future model would see the main sites hanging off 
this central spine. There was a consensus that altering/resolving the 
circulation of traffic through the town centre would be necessary to achieve 
improvements to pedestrian/public transport movement and integration of 
main sites.   

 
• The integration of the main town centre sites would require reinforcing a 

strong pedestrian link between Burystead Place/Tithe Barn area up 
through Market Street. This would form a cross with the central spine. 
There is also an opportunity to create a strong pedestrian and bus priority 
route along Sheep Street/Silver Street. 

 
• A perpendicular route would connect through the Market Square and new 

developments to the north on Tresham, High St and York Ward and 
Rowlatt (Vauxhall) sites.  

 
• Movement to the south and The Castle in particular is currently severed by 

the Swansgate Centre and it was acknowledged that this is unlikely to 
change in the near future due to the inflexible design of the building. There 
is however, an opportunity to create a high quality route through 
Cambridge Street to connect to the Matalan / Aldi site (which is likely to be 
redeveloped). It was suggested that this could be pedestrianised with high 
quality small independent shops - similar to Carnaby Street in London.  

 
• Placing car parks on the edges at strategic points would also reduce traffic 

within the town centre. 
 
• Linkages to the open space network were thought to be important, if 

difficult to achieve. The development of a tree lined link between the Town 
Centre and the green spaces should be considered 

 
• The only green space at the core is in the Churchyard. The options are to 

develop more green space at the core or to create better links to the green 
space network surrounding the core 

 
• Some redevelopment work may be possible in the area surrounding 

Morrisons and the Council Offices 
 
• Improvements to crossing Doddington and London Roads need to be 

made to make access to the green space easier 
 
• Need a good anchor retailer on the current Tresham site to encourage 

shoppers to cross the market square 
 
• Develop the back of Cambridge street towards the Swimming Pool with 

clothes shops and attractions appealing to young people 
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• Further development of the Matalan /Aldi area should be considered – 

particularly for small independent retailers. 
 
• Midland road with its connections to the Station and roads linking to 

WEAST need to be enhanced. 
 
• A bridge link from the Swansgate to the Castle should be considered 
 
• Bulky goods such as garden centre/DIY etc should be situated outside the 

town centre, as they require direct vehicle access. 
 
• There is a potential future requirement for bigger office spaces as 

Wellingborough begins to meet the growing market demand 
 
• Access to river – this is an important asset for Wellingborough 
 
• Phasing issues were discussed:  

In the Short to medium term: 
• New anchor on Tresham site to north to counter balance Swansgate to 

south. These two sites provide larger footplates. 
• Re-development of the Matalan / Aldi site and creation of link through 

Post Office site to Midland Road. This will provide larger footplates in 
the east. 

• Use existing buildings on Silver Street, Sheep Street, Market Street, 
and Cambridge Road to provide the smaller footplates required. 

 
In the Long Term:  

• Re-development of the Swansgate Site and the creation of a more 
direct link through to the Castle Theatre Area. 

 
Further points relating to each of the principal potential sites are stated below: 
 
Church Street   
 

• The site is a good location for an anchor store to counter balance the 
retail to the south and enhance the position of Market Square as being 
the heart of the Town Centre. 

 
• A good location for large-scale retail, as long as the important frontage 

to Church Street h is maintained.  
 

• Parking could be provided on the site to accommodate traffic from the 
North. 

 
• Alternatively a major car park could possibly be located 100 metres to 

the north on the Vauxhall garage site – possibly used for long-term 
parking. However some thought this to be too far from the centre and 
advocated basement parking on-site.  
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• A multi-storey car park on the Vauxhall Garage could be used as long-
term parking with the Tresham basement used for short-term parking. 

 
 The Market Square 
 
Market Square area, under croft parking under the whole area should be 
considered - otherwise as previously discussed above. 
 
Back-land area between Cambridge Street and Midland Road. 
 

• The Matalan and Aldi developments were considered to be an 
inefficient use of space.  An entertainment quarter maybe appropriate 
with town centre parking. 

 
• This area could be used for the Midland Road and Cambridge Street 

communities and businesses to expand, providing a focus for small-
scale independent retailing.  

 
Back-land Area between Cambridge Street and Alma Street. 
 

• This area currently represents a problem, in terms of anti-social 
behaviour and drugs. Its proximity to the new swimming pool prompted 
the suggestion that it be used for youth and leisure activities. This 
might include record shops, alternative clothes shops and drop-in 
centre. 

 
• This site has the potential for other leisure activities.  There were some 

in the group that expressed the desire to remove some properties in 
Cambridge Street in order to open up the potential space within this 
area. 

 
The Swansgate Centre. 
 

• The group wanted a full-scale redevelopment.  ING (the owners of the 
centre) consider this to be unlikely to happen unless there are suitable 
financial incentives to do so. However, refurbishment of the Centre was 
a possibility in the future. 

 
• The rear of the Swansgate along Commercial Way could be the 

location of a new transport hub, with a new bus station.  This would 
allow shopper to walk down hill with all the bags, and enhancing the 
shopping experience.  

 
• The future link to The Castle should exploit the change of level across 

the site. In the short-term, consideration should be given to opening up 
the blank, Midland Road frontage. There are levels issues to address 
but the original entrances to shops, now closed, along Midland Road, 
should be reopened to provide some activity/vitality. 
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Morrison’s Area. 
 

• This is a large area with long-term potential. This might include decking 
Morrison’s surface car park to create more space; the redevelopment 
of 1960’s / 1970’s office blocks; and improving the setting of Croyland 
Abbey and the Tithe Barn. The costs and sensitivities of undertaking 
such works were thought by some to be too great, at least in the short-
term. 

 
• Increased parking through under croft as opposed to decking should be 

considered  
 

• Links to the Town Centre need to be strengthened as discussed above. 
 

• The link to Croyland Hall Gardens should be strengthened, perhaps 
with an avenue of trees. 

 
High Street Site. 
 

• There was some discussion concerning the pre-maturity of the 
proposals for the High Street site in the context of the Town Centre 
work. However, on further discussion the uses proposed were 
considered to be complimentary to the Town Centre. Indeed, the 
relocation of Tresham College is vital to achieve Town Centre 
objectives.   

 
• It was felt that this area would form an educational quarter to the town, 

and that it needs better links to the Town Centre. 
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Q7 How do we ACCESS the Town Centre? 
a) Where does the balance lie between desired reduction in 

car use, favouring cycling, walking and buses and; 
ensuring a competitive Town Centre? 

b) Should one or more of Church Street, Silver Street/High 
Street be pedestrian priority? 

c) Should it be bus, taxi and cycle only?  
d) If so, where can the existing traffic go?  
e) Is the ring road too tightly drawn around the town centre? 

 
Feedback stated below is from the RED and ORANGE groups participating at 
the Workshop Event.  Please refer to Sketch 2: Access & Parking page 44 
 
Car 

• There was disagreement as to the nature and the role of car travel into 
the town centre. 

 
• At present it is relatively easy to come into the centre by car and park 

for free. Some expressed a desire to continue with this pattern and 
even revert back to 2 lanes on Silver St/Sheep St to ease congestion. 
On the other hand, a single lane on Silver St/Sheep St was seen as an 
important means of reducing through-traffic as well as discouraging 
future car travel into the town centre.  

 
• It was acknowledged however, that in the mid- to long-term car travel 

into the town centre was not a viable as the main mode of travel. On 
this basis, the question is how to plan for reducing vehicle trips into the 
town centre and improve access for buses and cycle/pedestrian 
movement.  

 
• Through traffic is the major cause of congestion in Wellingborough. We 

need to make it more difficult to get through the town centre by car, 
which can be achieved by good traffic management and new car parks 
outside the ring road to catch inbound traffic. 

 
• A new car park could be located on the Vauxhall garage site. This 

would catch inbound traffic from the northwest. The existing main car 
parks can catch inbound traffic from other areas. It was also suggested 
that this could have a park & ride function with frequent shuttle buses 
into the town centre. 

 
Bus Priority Route and Interchange 

• There is an opportunity to create a Bus Priority route around the town 
centre. This would be routed on the existing one-way system with a 
bus ‘interchange’ on Church St.  There would potentially be a 
requirement to alter the one-way system to accommodate the bus 
priority route with the bus interchange offset from the road on Church 
St to minimise congestion from loading/unloading buses.  
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• The different levels from the Church down to the Castle need to be 
considered when positioning the bus / taxi interchanges to reduce the 
need to carry heavy shopping uphill.  

 
• Enlarging the ring road has been suggested as a means to allow the 

town centre to expand and allow for a bus priority route. This may 
mean some demolition. Furthermore this option could potentially create 
more traffic on those roads and create more problems, which do not 
currently exist such as additional traffic on residential streets.  

 
Re Routing the One Way System 

• In order to limit Church street to bus, taxi and emergency access only 
(limited servicing access) consider extending the one way system to 
the north to: 

o run along St John’s Street (Havelock and Regent Streets) into 
Cannon Street. Likely to be residential issues with using St 
John’s Street as a ring road; 

o Run along Gold Street and Cross Road – regarded as too far 
out; or 

o Run along Queen’s Street 
 

• There is no definitive solution to the problems associated with the one-
way system, particularly on the northern edge of the town centre. St 
John’s St is the most viable route around the northern edge of the town 
centre, however, this would encroach onto residential streets. Another 
option would be to create a new route through the existing block 
between Herriot's Lane and Park Road.   

 
Pedestrians 

• Church Street should be broadly for pedestrians with access for buses 
and taxis 

• Turning Sheep Street into a pedestrian area should be considered 
• Pedestrian area should include Swansgate, Market Square and 

through to Tresham College, Cambridge St and Midland Road (as far 
as the Police Station). 

 
Cycles 

• Cycle access to the town centre should be improved with better 
facilities i.e. access to lockers, showers, cycle parks etc on a town wide 
basis. 

 
Mobility 

• Mobility access for wheel chair users and buggies etc should be 
improved – lower curbs 

 
Parking Location  

• In order to reduce traffic within the Town centre, parking sites should 
be provided along the principle access routes into the Town Centre. 
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Q8 What type of PARKING? 
Whilst seeking to minimise increases in car use and 
maximise other sustainable forms of transport, is it still likely 
we will need a new car park(s)? If so: 
a) Where should the new car parks be located? 
b) What form(s) should they take? (e.g. Multi-storey, on-

street, underground) 
 
The feedback stated below is from the RED and ORANGE groups 
participating at the Workshop Event 
 
 

• Various options for new car parks were considered and the overall view 
was that they should be well dispersed throughout the town. Car 
parking should be located at various locations around the inner ring 
road to catch traffic as it enters the town centre. 

 
• Key sites identified were: 

 
o Access from the West (Oxford Street): Existing parking at 

Sharman Road. 
o Access from the North (High Street): Consider new parking (and 

park- and-ride long stay) on the Railway Club and Vauxhall 
sites. Links to the town centre need to be considered; improved 
pedestrian access through to Queens Street and Market Square 
beyond, and access to busses along High Street. 

o Access from the North East (Finedon Road/Cannon Street): 
Limited Parking already proposed on the swimming pool 
development. 

o Further down Victoria Road: Consider new parking as part of 
any proposed re-development of the Matalan/Aldi site.  

o Access from the East (Midland Road): Existing parking at 
Swansgate site. Spill over parking to be provided at the Castle 
Theatre. 

o Access from the South (London Road): Existing parking at 
Swansgate site. 

o Underground parking under the Market Square 
o High Street parking could be promoted further 
o Tresham development site basement parking 

 
Summary 
The town centre needs to be redeveloped to meet the needs of the current 
population in addition to future growth. 
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Q9 Do we agree on the given "CORE PRINCIPLES" 
 (arising out of the consultation to date)? 

 
Delegates were asked in their groups to rate their responses to the following 
questions as either strongly agree, agree, disagree, and strongly disagree. 
The totals for each response from each group have been totalled together to 
give an overall percentage for each response. The results are summarised in 
table 1 over. 
 
Comments/ questions raised by the groups during the exercise are stated 
below: 
 
Question: 

a. Heritage 
i. What is heritage – is it just built heritage or does it include 

architectural features.  
ii. Depends what it gets in the way of!  
iii. Depends on an individual building and whether people are 

prepared to loose it in the interest of the whole scheme. 
iv. Wide definition – protect built and natural environment 

 
b. Retail Expansion 

i. What is meant by significant? Answered on the assumption at 
least 50%.  

ii. Does need to increase but depends on the form of retail.  
iii. Quality required.  
iv. Need anchor store.  
v. Want variety, mix and flexibility.  
vi. Additional 2021 – subject to 12800 new houses (2001-2021) 
vii. Need to provide for other uses not just retail 

 
c. Parking 

i. Should state a maximum – not a minimum with the minimum 
being what is available now.  

ii. Should be phased. 
iii. With concurrent public transport improvement in phase with retail 
iv. Considered public parking only 

 
d. Better Evening Economy 

i. Depends. Should use existing spaces – multifunctional. 
ii. Extend opening hours 
iii. Of the right type – quality restaurants 
iv. Strongly disagree with timed periods for different age groups 

 
e. Quality sustainable design 

i. Yes - it’s a "no-brainer" 
ii. Assumed relatively narrow physical definition of sustainability 
iii. Should include environmental quality 

 
f. Crime 
g. N/a 
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Table 1 
Common Principles Strongly 

Agree 
Agree Disagree Strongly 

Disagree 
Total 

a) Protect and Enhance Heritage 52% 48%   100% 
b) Significant Expansion of Retail 62% 36% 2%  100% 
c) Providing a certain minimum 
number of parking spaces (study to 
inform) 21% 70% 3% 6% 100% 
d) Better evening economy 80% 20%   100% 
e) Quality, sustainable design and 
development 

97% 3%   100% 
f) Reduction of actual and perceived 
crime (design crime out) 

93% 7%   100% 
g) Increase in retention of trade lost 
to other centres 

64% 33% 2%  100% 
h) Increase in the development and 
retention of skills 

98% 2%   100% 
i) Consider options for widening the 
Ring Road 

64% 27% 7% 2% 100% 
        
Additional Questions raised by 
individual groups       
j)The number of spaces should 
match the increased demand from 
increased use with regard to 
sustainability 10% 70% 20%  100% 
k) Parking needs to be part of an 
integrated sustainable transport 
strategy 100%    100% 
l) Quality of public realm needs to be 
high 100%    100% 
m) Peoples desired use of the Town 
Centre should be facilitated - be it 
car, cycle, bus or train 

100%    100% 
n) Green Space 

63% 37%   100% 
o) Business Support infrastructure 

27% 73%   
 
100% 
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h. Trade 

i. Rewrote question to read “Decrease trade lost to other centres 
ii. Providing quality 

 
i. Skills 

i. Depends on the skills 
 

j. Rerouting ring road 
i. On a wider radius? 
ii. Not demolishing houses. 
iii. Depends on purpose –is it for traffic flow or capacity or to provide 

additional land?  
iv. Yes but only to provide capacity for sustainability transport 

measures. 
v. Rewrote question to read “Consider option for relocating the ring 

road further out” 
 
Additional comments to additional questions raised by some groups: 
 

• Car Parking: Long stay parkers should be encouraged to find 
alternatives. Parking should be controlled and paid at costs as 30% 
don’t use a car 

 
• Statements of belief noted by one of the groups: “We agree that 

parking must be provided. Some believe that shopping and 
sustainability must be balanced.” 

 
• Town Centre living should be attractive. 
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Q10 What other "Common Principles" might be considered? 
 
Once again working in the 4 groups, the delegates considered that the 
following additional principles should be considered: 
 

• Housing 
 

o Town centre housing should be an option of choice (not simply 
one of last resort) 

 
• Office Space 
 

o Car parking space for some offices remains a high priority for 
many companies i.e. call centre 

o Parking in town centre sites tend to be more expensive and 
offices may prefer to locate to other areas i.e. the Station if 
parking is restricted 

o Need to consider providing dedicated parking areas to attract 
Town Centre offices or provide excellent public transport 
services 
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Q11 What is the DELIVERABILITY of the emerging ideas? 
a) Will the market respond positively - is it affordable? 
b) Where are public resources intervention best focussed? 
c) What are the main barriers to progress? 
d) What timing and phasing issues will most influence out 

approach to the Town's regeneration? 
 
The workshop debated the above in open forum.  Some costs were discussed 
and drawbacks to the various options identified: 
 
Is it affordable? 
 

• Costs for underground parking were identified as £15,000 per car 
space, equating to £7.5 million in capital plus the land value. 

 
• Ideally Woolworths and Barclays should be moved even though 

Woolworths is a good anchor. An option would be to relocate 
Woolworths to another site and then rebuild on the current location, 
which is likely to be very expensive. Additional retail space in 
Woolworths could potentially be achieved through development of the 
first floor.  

 
• The costs associated with improving the public realm may not be cost 

effective but are essential to provide a better environment 
 
Public Resource Focus 
 
Funds are potentially available from the Government (Department of 
Communities and Local Government).  Tresham is seeking funding from the 
Learning and Skills council to assist with their new build. However the costs of 
the new build are still likely to be significantly higher than the sale price of 
their existing facility. 
 
Department of Transport funding may be available to help kick start 
improvements to strategic routes throughout Wellingborough. 
 
However there is likely to be a huge financial demand to support the 
development of the 

• road and transport network; 
• education facilities; 
• the public realm – especially the Market Square where investment 

may be substantially higher than payback; and 
• Green spaces – requiring land acquisition and control to be later 

released for development. 
• The use of compulsory purchase powers may also be necessary to 

bring forward key sites for development. 
 

Careful consideration needs to be undertaken to ensure public funds are 
focussed appropriately. 
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Barriers to Progression 
 

• The relocation of the ring-road through the housing area to the North is 
likely to receive strong opposition from the residents 

 
• There is likely to be some conflict between those wishing to protect the 

built heritage and those seeking to implement change. Important key 
buildings need to be identified early and discussions held to minimise 
potential conflict 

 
• Communication. All delegates need to act as ambassadors to ensure 

the public are fully informed of the proposed development and help to 
develop consensus. 

 
• Planning. There is a need to get the overall plan for the town centre 

updated and released quickly to minimise permission being granted for 
developments that are not in line with the overall strategy. Developers 
should be encouraged to work on short-term refurbishments rather 
than long-term developments / expansion. 

 
• Education and Health. Not all public authorities appear to be engaged 

in the workshops. However they have been consulted. There is public 
concern re health in particular. 

 
• Strategic Bodies. The NNDC and Government office are assigned the 

task of liasing closely with the various government agencies i.e. 
highways, environment etc 

 
Phasing and Timing 
 
Developers generally prefer to work on projects in totality rather than in 
discrete parcels i.e. on single projects such as the High Street.  This needs to 
be considered when attracting commercial developers. 
 
Major rebuilds are likely to affect significant parts of Wellingborough that will 
have a major impact on existing businesses in the Town. Refurbishment may 
be easier to undertake than relocating retailers to alternative facilities whilst 
demolition and rebuilding takes place. 
 
Swansgate is not currently seeking to redevelop but may undertake some 
refurbishment once they have a MOU (Memorandum of Understanding) / 
Contract signed with a new anchor tenant for the former Tesco unit. Would 
need to build a business case to justify further expansion, as the centre is 
currently too big for present demand. If / when demand increases, the matter 
will be reconsidered.  
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12 Conclusion and Next Steps 
 
The key findings from the workshop were summarised as follows: 
 

• Wellingborough will be required to replicate services found in Kettering 
and Corby that will not make it unique. More emphasis needs to be 
made of other attributes such as heritage. 

 
• Compact town centre rather than linear 

 
• Quality central space 

 
• Improved linkages within the Town Centre and to the public open 

space network 
 

• Suggestions on changes to the road network have been proposed 
which would fundamentally help to unlock the town centre. More work, 
however, needs to be done on traffic flows and their impact on car 
parking and housing. 

 
• The whole public realm needs to improve to boost retail activity 

particularly in the Market Square area. 
 

• Facilities to attract the youth should not be solely located in the Town 
Centre but also located on housing estates, close to the youngsters 

 
• Individual quarters of the town should not necessarily be distinct i.e. 

Culture should not be restricted to the Castle area. 
 

• Secondary issues of traffic and implementation phasing need careful 
consideration along with good design to accomplish the requirements. 

 
The next stages were outlined as: 

• To get 2 or 3 options on paper for further consultation 
 

• To undertake compulsory purchases to assist in keeping regeneration 
ahead of growth  

 
The Town Centre Partnership is also working on bringing together different 
sectors of business and trying to manage the evening economy. 
 
The Town Centre Partnership and Borough Council are currently investigating 
the development of Wellingborough as a Business Improvement District (BID). 
This will be reviewed over the next 12-18 months and will seek to build on 
improving the Town Centre. 
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Appendix A – Event Programme 
 
 
WELLINGBOROUGH TOWN CENTRE REGENERATION : TOWN CENTRE THEMES  
19TH JULY 2006 at the HIND HOTEL, WELLINGBOROUGH CONSULTATION EVENT 
 
 
AGENDA 
 
9.00am   Arrival & Coffee 
 
9.15am   Welcome & Introduction to the day 

(James Wilson and David O'Neil) 
 
9.30am   Setting the scene and consultation to date 
    (David O'Neil and Gerald Brady) 
___________________________________________________________________ 
 
0950am   Morning discussions 
    (Gerald Brady and David O'Neil) 
All Groups 
 
1 How can we make the Town Centre UNIQUELY ATTRACTIVE? 

e.g. the vibrant heritage market town with the best public realm; the quality 
independent retail destination; the family entertainment hub for the County; the high-
tec employment servicing centre; a local, regional or nationally known destination; 
links to the Regional Park; others? 

 
2 What TYPE of Town Centre will it be? 

a) What amount of retail? 
b) What type of retail (national multiple stores? local independent stores?) 
c) How much focus on housing? 
d) How much focus on leisure, culture and entertainment (cinema, sport, health & 

fitness, evening economy etc?) 
e) What are the essential/desirable community facilities (new library, youth club etc)? 
f) What is best located out of the Town Centre? 
g) Any others? 

 
11.00am    Tea break 
___________________________________________________________________ 
 
11.15am   Morning Workshop 
   (Gerald Brady and David O'Neil) 
Groups Yellow and Green  

 
3 What is the EXTENT OF Town Centre CORE to be? 

a) In relation to the current core area; Local Plan boundary and; other peripheral 
sites 

 
4 What is the FORM of town centre? 

a) Should it be linear as in the existing Atkins masterplan? 
b) Should it be more concentric? 
c) Should it build on the existing public realm structure (e.g. square and streets)? 
d) Any other approaches? 

 
5 Should the MARKET SQUARE change in location, design/layout or role? 

a) Keep broadly in existing location or move to another location (Market Street, 
Gloucester Place, other?) 

b) Keep the current role(s) or change the role(s)? 
c) Does the Market itself stay or move - if so where? 
d) Any other approach? 
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Groups Red and Orange  
 
6 How do we INTEGRATE the Town Centre with the wider town?  

a) Including: Morrisons, Silver Street, High Street, Broad Green area, St John's 
Street area, Cambridge Street, Victoria Road Area, Castle Theatre and area, 
Swansgate, other secondary and peripheral areas, and the public open space & 
green space network. 

 
7 How do we ACCESS the Town Centre? 

f) Where does the balance lie between desired reduction in car use, favouring 
cycling, walking and buses and; ensuring a competitive Town Centre? 

g) Should one or more of Church Street, Silver Street/High Street be pedestrian 
priority? 

h) Should it be bus, taxi and cycle only?  
i) If so, where can the existing traffic go?  
j) Is the ring road too tightly drawn around the town centre? 

 
8 What type of PARKING? 

Whilst seeking to minimise increases in car use and maximise other sustainable 
forms of transport, is it still likely we will need a new car park(s)? If so: 
c) Where should the new car parks be located? 
d) What form(s) should they take? (e.g. Multi-storey, on-street, underground) 

 
1.00pm   Report Back  
 
1.30pm   Lunch 
___________________________________________________________________ 
 
2.00pm   Afternoon Group work 

(David O'Neil and Jon Taylor) 
Separate groups 

 
9 Do we agree on the given "core principles" (arising out of the consultation to date)? 

a) Increase vitality and viability 
b) Protect and enhance heritage (as core USP focus) 
c) Significant expansion of retail 
d) Providing a certain minimum number of parking spaces (study to inform) 
e) Better evening economy (family 5-9pm and weekends, and general after-9pm 

activity)  
f) Quality, sustainable design and development 
g) Reduction of actual and perceived crime (design crime out) 
h) Increase in retention of trade lost to other centres 
i) Increase in the development and retention of skills 
j) Significant Retail Growth 

 
10 What other "core principles" might be considered? 
 
3.00pm   Report back and agreement  (with tea !) 
    (Gerald Brady and David O'Neil) 
 
Separate groups 

 
11 What is the DELIVERABILITY of the emerging ideas? 
e) Will the market respond positively - is it affordable? 
f) Where are public resources intervention best focussed? 
g) What are the main barriers to progress? 
h) What timing and phasing issues will most influence out approach to the Town's 

regeneration? 
 
 
4.00pm   Conclusions and Next Steps 
All together 
 
4.30pm   Close 
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Appendix B - Delegate list 
 
 

Title 
First  
Name Surname Company 

Ms Toni Ainley Borough Council of Wellingborough 

Mr Mauricio Alvarez Alan Baxter & Associates 

Councillor Allan  Bailey Borough Council of Wellingborough 

Mr Ben  Baillie Matrix Partnership 

Mrs Sue Bateman Borough Council of Wellingborough 

Mr Chris Billson Underwoods 

Mr  Gerald  Brady Matrix Partnership 

Mr Tom Callaghan Northamptonshire County Council 

Mr David Cross Wellingborough Town Centre Partnership 

Mrs Helen  Denton Nortoft Partnerships 

Councillor Shashi Dholakia Borough Council of Wellingborough 

Mrs Jenny Dixon Wellingborough Partnership 

Mr Simon Evans 
North Northamptonshire Development  
Company 

Ms Debra Everingham ING Real Estate 

Mr Hugh Fenton Wellingborough Partnership 

Mr Brian Hadden Stagecoach in Northants 

Ms Jenny Hart Savills Commercial Ltd 

Mr Mike Haybyrne Borough Council of Wellingborough 

Councillor Eileen Higgins Borough Council of Wellingborough 

Mr  David Hughes CTIW 



Wellingborough Town Centre Regeneration Consultation Event 
_____________________________________________________________________ 

_____________________________________________________________________ 
 Page 34  

Title 
First  
Name Surname Company 

Mr Chris Kemp Wellingborough Town Centre Partnership 

Councillor L Lawman Borough Council of Wellingborough 

Mr C Leslie 
Wellingborough Afro-Caribbean 
Association 

Me H Liffen Taxi Drivers Association 

Ms Sian MacDonald 
Tresham Institute of Further & Higher 
Education 

Mr Llywellan Morgan Northamptonshire County Council 

Mr David O'Neil Nortoft Partnership Limited 

Mr David Paddon Alan Baxter Associates 
Councillor 
Mrs Lucy Payne Borough Council of Wellingborough 

Ms Victoria Phillipson Borough Council of Wellingborough 

Mr Chris Pittman Borough Council of Wellingborough 

Mr Martin Potts GOEM 

Mr Roy Pulling Borough Council of Wellingborough 

Mr Jethro Punter Northamptonshire County Council 
Councillor 
Mrs Patricia D Raymond Borough Council of Wellingborough 

Councillor Graham  Ridge Borough Council of Wellingborough 

Councillor Graham Sherwood Borough Council of Wellingborough 

Councillor Maureen Shram Northamptonshire County Council 

Mr Alex Stevenson Borough Council of Wellingborough 

Mr Jon Taylor Lambert Smith Hampton 

Mrs Judith Thompson Wellingborough Civic Society 

Mr Paul Thompson Borough Council of Wellingborough 
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Title 
First  
Name Surname Company 

Councillor Bruce Thomas Borough Council of Wellingborough 

Ms Lindsay Tickner Swansgate Centre 

Mr Anne Toms Northamptonshire Churches 

Mr Simon Toseland Underwoods 

Mr Robert Vaughan Borough Council of Wellingborough 

Mr Mike Walters Northamptonshire Libraries 

Mr  James Wilson Borough Council of Wellingborough 

Mr Andrew Woods Harwoods 

Mr Terry Wright Borough Council of Wellingborough 
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Appendix C – Feedback from Groups 
 
Green Group – Urban Design Feedback. 
 
What is the extent of the Town Centre Core to be? 
 
In the first instance the question was posed as to what the group considered 
the existing Town Centre core to be?   Once established the group proceeded 
to discuss what the future Town Centre could be in relation the potential 
development zones.   
 
It was felt that the Town Centre should not extend beyond St John’s Street, as 
the distance from the Town Centre was too great.  However, the Town centre 
should be extended to include the new swimming pool site on Cannon St.   
 
The Town Centre should not extend east beyond Victoria Road other than to 
include the swimming pool site.  
 
The Town Centre should extend south towards the river and include the 
Castle.  The river is considered a unique feature to the neighbouring towns 
and should be utilised. 
 
What is the form of the Town Centre? 
 
The Atkins Masterplan linear approach to the Town’s expansion was 
considered inappropriate. 
 
A series of concentric zones were unanimously agreed to be the most 
appropriate approach.  These zones would be linked by a high quality public 
realm.  
 
These zones included: 
 
High Street Site      Education 
Tresham Site     Retail anchor and parking 
Alma/ Cambridge Street Site Leisure this would extend to include 

the swimming pool site 
Matalan/Aldi Site    Entertainment Quarter 
Castle Area     Cultural quarter 
Commercial Way    Transport Hub 
 
The form of the town should centre around the Market Place as the heart of 
the town and should be developed with reference to its medieval history with a 
tight urban grain. Larger retail footprints should be placed on sites such as the 
Tresham Institute and the Swansgate Centre. 
 
 
See Diagram 1 on page 39. 
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Should the Market Square change in location? 
 
There was considerable difference of opinion on this issue.  The views 
expressed were: 
 
(In no particular order) 
 

1. The market should be moved to Cambridge Street and number of days 
it is open should be reduced. 

2. The market should stay as it is and its quality improved 
3. A covered market should be considered to encourage people to use 

the weather all year round 
4. The market has no purpose in the town. 
5. The market should become a focal point supplemented by retail, 

restaurants and cafes, ensuring activity throughout the day. 
6. The Market Square should have other uses other than the market. It 

should hold public events etc. 
 
The relationship with Market Square and All Hallows should be improved with 
the possibility of opening the Church grounds to be used as a park that people 
can use.  Views of the Church should be maintained. 
 
Public Realm and Movement. 
 
As per the yellow group it was agreed that the existing and historic circuit of 
Sheep Street, Silver Street, Church Street and Market Street should form the 
basis of an improved public realm for the Town Centre with redevelopment 
sites linking into it. 
 
This public realm circuit should be substantially ‘pedestrianised’, allowing only 
buses, taxis and cyclists to use it. The prospect of pedestrianising Sheep 
Street/Silver Street would have a big impact, and the possibility of a new road 
through Morrison’s site should not be considered.   
 
However, a better link with the Morrison’s car park to Market Place with a 
designated crossing point should be considered.  This would then allow the 
Morrison’s car park to be used as Town Centre parking and not just for the 
store.  The consequences of this link maybe the acquisition and demolition of 
some buildings along Sheep Street. 
 
Placing car parks on the edges at strategic points would also reduce traffic 
within the town centre. 
 
The Sites. 
 
Each of the principal potential sites was discussed in turn. 
 
The Church Street / Tresham College site was thought to be a good location 
and anchor store to counter balance the retail to the south and enhance the 
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position of Market Square as being the heart of the Town Centre. Parking 
should be provided on the site to accommodate traffic from the North. 
 
Market Square area, under croft parking under the whole area should be 
considered.  
 
Otherwise as previously discussed above. 
 
Back land area between Cambridge Street and Midland Road. 
The Matalan and Aldi development were considered an inefficient use of 
space.  An entertainment quarter maybe appropriate with town centre parking. 
 
Back land Area between Cambridge Street and Alma Street. 
This site has the potential for other leisure activities.  There were some in the 
group that expressed the desire to remove some properties in Cambridge 
Street in order to open up the potential space within this area. 
 
The Swansgate Centre. 
The group wanted a full-scale redevelopment.  ING (the owners) consider that 
this is unlikely to happen unless there are suitable financial incentives to do 
so. However, refurbishment of the Centre is a  possibility in the future. 
 
The rear of the Swansgate along Commercial Way could be a location for a 
new transport hub, with a new bus station.  This would allow shopper to walk 
down hill with all the bags, and enhance the shopping experience.  
 
Morrison’s Area. 
Increased parking through under croft or decking should be considered to 
increase parking provision. 
 
Links to the Town Centre need to be strengthened as discussed above. 
 
High Street Site. 
It was felt that this area would form an educational quarter to the town, and 
that it needs better links to the Town Centre. 
 
 
The diagrams produced by the Green and Yellow Groups during the 
workshops are shown below.  Diagram A indicates the core of the Town 
Centre in green with the concentric zones in orange. Diagram B reflects the 
discussions held regarding the public realm and movement around the town 
centre. 
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Diagram 1 above – Town Centre compiled by the Green Group 
 

Diagram 2 below – was produced by the Yellow Group as part of their 
consideration of questions during the workshop. 
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Yellow Group – Urban Design 
 
 
What is the extent of the Town Centre Core to be? 
 
Matrix discussed a range of sties which had potential for redevelopment. It 
was agreed that this was a reasonable basis on which to proceed, with one 
addition. 
 
It was thought that the large site currently housing Oxford House and 
Lothersdale House should be included. These building were considered to be 
blots on the townscape of Wellingborough. 
 
What is the form of Town Centre? 
 
The Atkins linear approach and the concentric forms were explained. 
 
It was universally considered that the more compact, concentric arrangement 
was preferable although a spur to the south, linking with The Castle and a 
spur to the east, linking to the new swimming pool, would be desirable. 
 
Similarly, we should not neglect Midland Road, the link to the Station. 
 
The Castle could be developed as a cultural focus but not to the exclusion of 
other areas within the Town Centre. 
 
Should the Market Square change in location? 
 
This question received a resounding NO! The market should stay where it has 
been for the past 800 years. 
 
The market location has become a bit of a back land and is not very visible 
from the surrounding streets. A route linking the Swansgate Centre and the 
Tresham site would help to address this issue. 
 
The new Market Square should be a high quality urban space surrounded by 
shops, cafes, restaurants, etc. and should be capable of accommodating 
events on non-market days. A central fountain feature was suggested. The 
new space should have a strong relationship with All Hallows and act as a 
civic focus. 
 
Consideration should be given to providing a partially covered market. 
 
Other issues. 
 
Public Realm and Movement. 
The existing and historic circuit of Sheep Street, Silver Street, Church Street 
and Market Street should form the basis of an improved public realm for the 
Town Centre with redevelopment sites linking into it. 
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This public realm circuit should be substantially ‘pedestrianised’, allowing only 
buses, taxis and cyclists to use it. It could be that cars are allowed along 
Sheep Street/Silver Street and Church Street during non-peak periods. 
Similarly service vehicles should be limited to set times for deliveries. 
 
It was felt that if Sheep Street/Silver Street is a short cut for through traffic and 
that if it was closed or restricted then drivers would be forced to use existing 
alternative routes. Some highway improvements to these routes may be 
necessary. 
 
Placing car parks on the edges of the centre would also reduce traffic through 
the town centre. 
 
Closing Sheep Street/Silver Street and Church Street to through traffic would 
greatly improve linkages to the Morrison’s area and the Tresham site. 
 
Linkages could be improved where necessary by selectively and sensitively 
removing poorer quality, existing buildings. 
 
Linkages to the open space network were thought to be important, if difficult to 
achieve. 
 
The Sites. 
 
Each of the principal potential sites was discussed in turn. 
 
The Tresham College site was thought to be a good location for large-scale 
retail, as long as the important frontage to the High Street was maintained. 
There was some discussion about the location of a major car park just 100 
metres to the north on the Vauxhall garage site. This was thought to be too far 
for some in the group who advocated basement parking on-site. One further 
thought was that a multi-storey car park on the Vauxhall Garage could be 
used as long-term parking with the Tresham basement parking, short-term. 
 
Market Square area, as previously discussed. 
 
Back-land area between Cambridge Street and Midland Road. 
The Matalan and Aldi developments do not make full and effective use of this 
land This area could provide a focus for small-scale independent retailing.  
 
Back-land Area between Cambridge Street and Alma Street. 
This area currently represents a problem, in terms of anti-social behaviour 
and drugs. Its proximity to the new swimming pool prompted the suggestion 
that it be used for youth and leisure activities. This might include record 
shops, alternative clothes shops and drop-in centre. 
 
The Swansgate Centre. 
The Swansgate should be considered as a redevelopment site when options 
are generated for the Town Centre. The future link to The Castle should 
exploit the change of level across the site. In the short-term, consideration 



Wellingborough Town Centre Regeneration Consultation Event 
_____________________________________________________________________ 

_____________________________________________________________________ 
 Page 42  

should be given to opening up the blank, Midland Road frontage. There are 
levels issues to address but the original entrances to shops, now closed, 
along Midland Road, should be reopened to provide some activity/vitality. 
 
Morrison’s Area. 
This is a large area with long-term potential. This might include decking 
Morrison’s surface car park to create more space; the redevelopment of 
1960’s / 1970’s office blocks; and improving the setting of Croyland Abbey 
and the Tithe Barn. The costs and sensitivities of undertaking such works 
were thought by some to be too great, at least in the short-term. 
 
However, the link to Croyland Hall Gardens should be strengthened, perhaps 
with an avenue of trees. 
 
High Street Site. 
There was some discussion concerning the prematurity of the proposals for 
the High Street site in the context of the Town Centre work. However, on 
further discussion the uses proposed were considered to be complimentary to 
the Town Centre. Indeed, the relocation of Tresham College is vital to achieve 
Town Centre objectives. 
 
Diagram 2 on page 39 was produced by the Yellow Group as part of their 
consideration of questions during the workshop.  
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Red Group - Transport, Movement and Access  
 
Town Centre Integration 
 
Refer to Sketch 1: Town Centre Integration. (see page 45) 
 
The key town centre sites were identified, with the Market Square forming the 
central focus. The main town centre forms a linear cluster along the central 
spine of Sheep St/ Silver St/ High St. The future model would see the main 
sites hanging off this central spine. There was a consensus that 
altering/resolving the circulation of traffic through the town centre would be 
necessary to achieve improvements to pedestrian/public transport movement 
and integration of the main sites.   
 
The integration of the main town centre sites would require reinforcing a 
strong pedestrian link between Burystead Place/Tithe Barn area up through 
Market Street. This would form a cross with the central spine. There is also an 
opportunity to create a strong pedestrian and bus priority route along Sheep 
Street/Silver Street. 
 
A perpendicular route would connect through the Market Square and new 
developments to the north on Tresham, High St and York Ward and Rowlatt 
(Vauxhall) sites.  
 
Movement to the south, and to The Castle in particular, is currently severed 
by the Swansgate Centre.It was acknowledged that this is unlikely to change 
in the near future due to the inflexible design of the building. There is 
however, an opportunity to create a high quality route through Cambridge 
Street to connect to the Matalan/Aldi site). It was suggested that this could be 
pedestrianised with high quality small independent shops - similar to Carnaby 
Street in London.  
 
Connections to sites outside the Town Centre: 
 
• Bulky goods such as garden centre/DIY etc should be situated outside the 

town centre as they require direct vehicle access. 
 
• Potential future requirement for bigger office spaces as Wellingborough 

begins to meet the growing market demand  
 
• Access to river – this is an important asset for Wellingborough 
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Access and Parking 
 
Refer to Sketch 2: Access & Parking (see over) 
 
There was disagreement as to the nature and the role of car travel into the 
town centre. 
 
At present it is relatively easy to come into the centre by car and park for free. 
Some expressed a desire to continue with this pattern and even revert back to 
2 lanes on Silver St/Sheep St to ease congestion. On the other hand, a single 
lane on Silver St/Sheep St was seen as an important means of reducing 
through-traffic as well as discouraging future car travel into the town centre.  
 
It was acknowledged however, that in the mid- to long-term car travel into the 
town centre was not sustainable as the main mode of travel. On this basis, the 
question is how to plan for reducing vehicular trips into the town centre and 
improve access for buses and cycle/pedestrian movement.  
 
Through traffic is the major cause of congestion in Wellingborough. We need 
to make it more difficult to get through the town centre by car, which can be 
achieved by good traffic management and new car parks outside the ring road 
to catch inbound traffic. 
 
A new car park could be located on the Vauxhall garage site. This would 
catch inbound traffic from the northwest. The existing main car parks can 
catch inbound traffic from other areas. It was also suggested that this could 
have a park & ride function with frequent shuttle buses into the town centre. 
 
There is an opportunity to create a Bus Priority route around the town centre. 
This would be routed on the existing one-way system with a bus ‘interchange’ 
on Church St.  There would potentially be a requirement to alter the one-way 
system to accommodate the bus priority route with the bus interchange offset 
from the road on Church St to minimise congestion from loading/unloading 
buses.  
 
Enlarging the ring road has been suggested as a means to allow the town 
centre to expand and allow for a bus priority route. However, this could 
potentially create more traffic on those roads and create more problems, 
which do not currently exist such as additional traffic on residential streets.  
 
There is no definitive solution to the problems associated with the one-way 
system, particularly on the northern edge of the town centre. St John’s St is 
the most viable route around the northern edge of the town centre, however, 
this would encroach onto residential streets. Another option would be to 
create a new route through the existing block between Herriot's Lane and 
Park Road.   
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Red Group Sketch 1. Town Centre Integration 
 

 
 
 
 
Red Group Sketch 2. Access and Parking 
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Orange Group - Transport Movement and Access 
 
Introduction 
 
David Paddon of Alan Baxter Associates identified the key pedestrian, cycle 
and vehicle routes, emphasizing 5 min walking isochrome.  Group identified 
key attractors to the town centre: Swansgate, Castle, Morrisons and Sharman 
Road parking. Other destinations:  historic core, High Street, and Thomas 
Street parking/new swimming pool development. 
 
1. Discussion about what directions the Town Centre should grow in. 
 
2. Key potential development sites: 

 Matalan & Aldi site 
 Post Office 
 Tresham 
 Railway Workers Recreational Club 
 Vauxhall Site 

 
3. Key Development principles: 
a) Improved East-West pedestrian link from Matalan/Aldi site through Post 

Office site, along Market Street, and west along Burystead place to 
Sharman Road parking/Morrisons. 

b) Improved North-South pedestrian link from Tresham Site, across Market 
Square, through Swansgate to Castle Theatre. 

c) Swansgate and Tresham Site to be the key anchors. 
d) Town Centre development to be focussed within 5 minute walking 

isochrome. 
 
4. Phasing  
a) Short to medium term: 

New anchor on Tresham site to north to counter balance Swansgate to 
south. These two sites provide larger footplates. 
Re-development of the Matalan/Aldi site and creation of link through Post 
Office site to Midland Road. This will provide larger footplates in the east. 
Use existing buildings on Silver Street, Sheep Street, Market Street, and 
Cambridge St to provide the smaller footplates required. 

 
b) Long Term:  

Re-development of the Swansgate Site and the creation of a more direct 
link through to the Castle Theatre Area. 

 
5. Access: 
a) Improve pedestrian/cycle links into the centre, allowing for mobility 

access/pushchairs. 
b) Provide parking, locker and showering facilities for cyclists. Increase 

take up of providing facilities for communal use. 
c) In order to limit Church Street to bus, taxi and emergency access only 

(limited servicing access) consider extending the one-way system to 
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the north. Three options to consider linking High Street A5193 and 
Finedon Road A5128: 

  Queens Street 
  St Johns, Havelock and Regent Streets 
  Gold Street and Cross Road 
d) In order to reduce traffic within the Town centre, parking sites should 

be provided along the principle access routes into the Town Centre. 
 
6. Parking 

a) Access from the West (Oxford Street): Existing parking at Sharman 
Road. 

b) Access from the North (High Street): Consider new parking on the 
Railway Club and Vauxhall Sites. Links to the town centre need to 
be considered; improve pedestrian access through to Queen’s 
Street and Market Square beyond, and access to buses along High 
Street. 

c) Access from the North East (Finedon Road/Cannon Street): Limited 
Parking already proposed on the swimming pool development. 

d) Further down Victoria Road: Consider new parking as part of any 
proposed re-development of the Matalan/Aldi site.  

e) Access from the East (Midland Road): Existing parking at 
Swansgate site. Spill over parking to be provided at Castle Theatre. 

f) Access from the South (London Road): Existing parking at 
Swansgate site. 

 
 
 
 
 
 
 
 
 
 
 



<<
  /ASCII85EncodePages false
  /AllowTransparency false
  /AutoPositionEPSFiles true
  /AutoRotatePages /All
  /Binding /Left
  /CalGrayProfile (Dot Gain 20%)
  /CalRGBProfile (sRGB IEC61966-2.1)
  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)
  /sRGBProfile (sRGB IEC61966-2.1)
  /CannotEmbedFontPolicy /Warning
  /CompatibilityLevel 1.4
  /CompressObjects /Tags
  /CompressPages true
  /ConvertImagesToIndexed true
  /PassThroughJPEGImages true
  /CreateJDFFile false
  /CreateJobTicket false
  /DefaultRenderingIntent /Default
  /DetectBlends true
  /ColorConversionStrategy /LeaveColorUnchanged
  /DoThumbnails true
  /EmbedAllFonts true
  /EmbedJobOptions true
  /DSCReportingLevel 0
  /EmitDSCWarnings false
  /EndPage -1
  /ImageMemory 1048576
  /LockDistillerParams false
  /MaxSubsetPct 100
  /Optimize false
  /OPM 1
  /ParseDSCComments true
  /ParseDSCCommentsForDocInfo true
  /PreserveCopyPage true
  /PreserveEPSInfo true
  /PreserveHalftoneInfo false
  /PreserveOPIComments false
  /PreserveOverprintSettings true
  /StartPage 1
  /SubsetFonts true
  /TransferFunctionInfo /Apply
  /UCRandBGInfo /Preserve
  /UsePrologue false
  /ColorSettingsFile ()
  /AlwaysEmbed [ true
  ]
  /NeverEmbed [ true
  ]
  /AntiAliasColorImages false
  /DownsampleColorImages true
  /ColorImageDownsampleType /Bicubic
  /ColorImageResolution 350
  /ColorImageDepth -1
  /ColorImageDownsampleThreshold 1.50000
  /EncodeColorImages true
  /ColorImageFilter /DCTEncode
  /AutoFilterColorImages true
  /ColorImageAutoFilterStrategy /JPEG
  /ColorACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /ColorImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000ColorACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000ColorImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasGrayImages false
  /DownsampleGrayImages true
  /GrayImageDownsampleType /Bicubic
  /GrayImageResolution 350
  /GrayImageDepth -1
  /GrayImageDownsampleThreshold 1.50000
  /EncodeGrayImages true
  /GrayImageFilter /DCTEncode
  /AutoFilterGrayImages true
  /GrayImageAutoFilterStrategy /JPEG
  /GrayACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /GrayImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000GrayACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000GrayImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasMonoImages false
  /DownsampleMonoImages true
  /MonoImageDownsampleType /Bicubic
  /MonoImageResolution 350
  /MonoImageDepth -1
  /MonoImageDownsampleThreshold 1.50000
  /EncodeMonoImages true
  /MonoImageFilter /CCITTFaxEncode
  /MonoImageDict <<
    /K -1
  >>
  /AllowPSXObjects false
  /PDFX1aCheck false
  /PDFX3Check false
  /PDFXCompliantPDFOnly false
  /PDFXNoTrimBoxError true
  /PDFXTrimBoxToMediaBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXSetBleedBoxToMediaBox true
  /PDFXBleedBoxToTrimBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXOutputIntentProfile (None)
  /PDFXOutputCondition ()
  /PDFXRegistryName (http://www.color.org)
  /PDFXTrapped /Unknown

  /Description <<
    /FRA <>
    /JPN <FEFF3053306e8a2d5b9a306f30019ad889e350cf5ea6753b50cf3092542b308000200050004400460020658766f830924f5c62103059308b3068304d306b4f7f75283057307e30593002537052376642306e753b8cea3092670059279650306b4fdd306430533068304c3067304d307e305930023053306e8a2d5b9a30674f5c62103057305f00200050004400460020658766f8306f0020004100630072006f0062006100740020304a30883073002000520065006100640065007200200035002e003000204ee5964d30678868793a3067304d307e30593002>
    /DEU <>
    /PTB <>
    /DAN <>
    /NLD <>
    /ESP <>
    /SUO <>
    /ITA <>
    /NOR <>
    /SVE <>
    /ENU <>
  >>
>> setdistillerparams
<<
  /HWResolution [400 400]
  /PageSize [2834.646 2834.646]
>> setpagedevice


