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Governing Regulations 

This Consultation Statement is a requirement under the Planning and 
Compulsory Purchase Act 2004, The Town and Country Planning (Local 
Development) (England) Regulation 17 (1)(b). 

The need for this detailed\guidance is founded initially upon the Borough of 
Wellingborough, particularly Policies C8 and C9, where the High 
Street/Jackson’s Lane area was identified for regeneration.
Further work was undertaken by consultants W.S. Atkins working on behalf of 
the Council through the production of the Town Centre Master Plan. This 
study identified only the broadest land use of the site and its relationship with 
surrounding areas. Detailed discussions between the Council officers, the 
consultants and the Town Centre Manager identified the need for a more 
detailed development brief. This was particularly important as the site was 
seen to be important to the future development of other Town Centre sites 
and may be the best major site to come forward in the short to medium term. 
These preliminary discussions were fed into consultants, the Nortoft 
Consortium, who then identified relevant national, regional and local economic 
and planning policy, identified draft strategic drivers for the site, scoped out a 
sustainability appraisal and facilitated a workshop meeting with Council 
officers, the Highways Authority and the Town Centre Partnership Manager. 

The main issues arising from the workshop were: the complexity of the access 
and movement framework (particularly how the site could safely and 
effectively access the High Street and Oxford Street); how car parking for 
current use and future needs could be integrated into the site; how 
disturbance to surrounding areas could be minimised whilst recognising that a 
considerable increase in site density needed to occur, to support town centre 
vitality and viability; how to achieve a broadly viable development, whilst 
ensuring that certain key anchor uses, such as the opportunity got Tresham 
Institute (Further Education) to relocate to the site; and how to increase the 
connectivity within the site and from the site to its surroundings, particularly 
the town centre. 

 Consultation 
A comprehensive consultation process was undertaken with several events. 
Public events were publicised, a significant newspaper report was published, 
and individual residents were posted their own individuals written. These 
events included in order:

 A technical stakeholders event, (approximately 20 people) largely with 
council officers from the Borough Council (BCW) and the County Council 
(NCC), with a Town Centre Partnership representative. This event looked 
at three main options presented by the consultants. Out of this event a 
hybrid preferred option was generated. 

 Presentation to BCW's Economy and Environment Committee to look over 
and approve the consultation process. 



 An invited consultation event with the Town Centre Partnership 

 A total of 450 summary documents with questionnaires were circulated to 
local residents and businesses, to a wider circulation list (see below) and 
available at consultation events. 

 An advert was placed in the in the local newspaper the Evening Telegraph 
to notify people of the consultation and a full page editorial also was 
written by the paper. 

 An open consultation event for the West Street residents (who were known 
to have significant concerns) 

 A main public consultation event. 

 An extra open consultation event on modified proposals resulting from the 
consultation response. 

Number of respondees

A wide range of responses was received from individuals and organisations. A 
list of names and organisations is attached to this report. The individual 
written responses, including detailed summary of the questionnaire, are 
available for public inspection at the Planning Offices Reception in Croyland 
Abbey, Tithe Barn Road, Wellingborough NN8 1BJ.  

A large proportion of the representation at the meetings, and of the written 
responses, were from the West Street residents. The Town Centre 
Partnership meeting had nearly 20 people present from the business 
community; whilst the other three meetings each had about 40 people present 
with the majority at each of these meetings being residents from West Street. 

Consultation Comments Overall Summary 

A detailed summary of comments made at events and received in writing is 
found in the Comments Table below. 

In overall summary it is clear that the majority of the comments derived from 
West Street residents and their very strong concerns over environmental 
impact on their properties and related access issues. The location and scale 
of the multi-storey car park (MSCP) was a major contributory factor to these 
concerns, as were adjacent four storey residential blocks. 

The location and scale issue was wider than the immediate locality of West 
Street, included parts of the Jackson's Lane edge as well as other places, and 
was felt by several other people and organisations to be a problem. The 
overall intensity of development was essentially too high. 



Other main areas of concern were over: general parking and traffic effects 
(environmental impact and safety) all around the site and in the surrounding 
roads; impacts on the historic environment; impact of retail and hotel provision 
(some in favour others against); the alignment and role of the High Street 
edge; and whether any significant town centre intensity development should 
go on that site (some in favour, some against). 

Directly related to the intensity of development issue was a clear desire to 
move parking off-site (being the largest contributor to intensity) and this was 
linked to a call to look at Town Centre planning in a wider context, for example 
to include the current Tresham Institute block. 

The questionnaire had both a scoring section for each question and a 
comments section. Both were taken into account in the responses made by 
the Council and in the redesign of parts of the scheme.  

Statutory and other "formal" consultees 

The Environment Agency states that it  "pleased to see that most areas of 
concern have been given consideration and where further 
studies/investigations are required these have been highlighted in the 
development brief". The Agency lists other comments, for use by developers 
and the Council at a later stage, in the environmental assessments and in 
possible planning conditions. 

English Heritage commented on the quality of buildings diagram, and their 
interpretation of the value of (non-listed) buildings. They suggested this was 
re-assessed with Borough's Conservation Officer. The Conservation Officer's 
views have been sought and included. English Heritage notes some 
inconsistencies in the wording of the grade of listing (which will not affect the 
scheme design) but which will be corrected. It notes that some buildings of 
high/er quality are proposed to be demolished. This is the case where such 
buildings cannot be incorporated into a higher density scheme. Suggestions 
about working with CABE have already been taken on board as CABE has 
commented on the scheme and changes have been made as a result. Other 
general comments about master-planning design, made outside of a historic 
heritage context, are noted, and where relevant, changes have been made, 
such as discussed with CABE.  

English Nature and the Countryside Agency/Natural England said they had no 
comments, nor did Sport England or the Highway's Agency.

The Highways Authority have been involved from the start of the process, with 
the designs modified as a result, and as such most of their comments are at a 
technical level of detail, which would best be dealt with at outline application 
stage (radii of curvature, minor changes on road width etc). The amount of 
development using the southern access also not fully met the High Way's 
Authorities "aspirations", however this point has been considered by the 
highways consultants in terms of trip generation modelling, and as the 
Authorities concerns are aspirational rather than defined safety or traffic 



congestion problems, the proposals are at this time seen as sufficient.  Other 
comments, e.g. the details of off-site works, have been identified by the 
Authority as being needed at a later stage in the Transport Assessment (e.g. 
at outline planning application stage). Concerns were raised about the 
servicing of the "mews and lanes" area to the south-east; but these will best 
be dealt with at outline application stage. Following a discussion with CABE 
there is a difference of emphasis between a pure highway design view, and a 
sustainable development view, for example meeting current standard highway 
design to the letter can lead to faster vehicle movements which compromise 
desired shared space and thus pedestrian safety. Council officers and 
consultants will enable meetings between CABE and the Highways Authority 
to examine the best way forward before an outline application is determined, 
and the SPD will refer to this as required further studies. Comments on 
limiting increased traffic impact on West Street are noted and agreed, and the 
SPD will include specific comments to support this (for example the final 
proposals will be required to look at "residents only access" and appropriate 
traffic calming in consultation with local residents. This will also be required to 
be looked at under the Transport Appraisal at outline application phase. 

Government Office for the East Midlands (GOEM) replied that overall the 
sustainability appraisal was very through, and the consultation materials were 
informative, clear with appropriate illustrations). It notes the document 
advocates "good design, safe streets, parking and public art, and that it also 
aims to protect and enhance existing buildings and proposes the need for 
comprehensive design due to the site's importance to the Town Centre". 
Minor reference changes are noted and changes will be made ion the final 
document. GOEM did criticises the length of the document overall. However 
from the Council's viewpoint it is to be noted that recent Government 
Guidance, particularly on Sustainability Appraisals, is difficult to meet with 
resulting in a lengthy document. The Council will however consider reducing 
the length of similar documents, and has for example, used a clearer, but still 
comprehensive, summary approach to the responses to consultation 
comments in this Committee Paper. 

List of Written Respondees 

Borough Council of Wellingborough
Buckwell End Residents
Countryside Agency/Natural England
English Heritage 
English Nature  
Environment Agency 
E W Cleaver 
Government Office for the East Midlands (GOEM) 
Hatton Park Residents Association 
Highways Agency Northamptonshire County Council 
Jacksons Lane Residents (unnamed) 



Jervis and Partners 
Local Residents (unnamed) 
Local Business 
Rev Paul Bedford 
Rock Street Residents 
Sport England 
Town Centre Partnership  
Tresham Institute (College) 
Underwoods (Surveyors/Estate Agents) 
Wellingborough Civic Society 
West Street Resident (some letters, mostly questionnaire returns, so no 
names)

List of organisation sent summary brochures along with questionnaire 
(Those with an asterix* received a full hard-copy of the brief) 

Anglian Water Services Ltd 
Bedford Borough Council 
Bee Bee Developments Ltd 
Bovis Homes Ltd  
Corby Borough Council 
Countryside Agency* 
CPRE
Daventry District Council 
Davis Langdon & Everest 
Drake and Partners 
East Midlands Electricity 
East Northamptonshire District Council 
East Northants Housing / Longhurst Group 
East Midlands Housing Association 
EMDA
English Heritage 
English Nature* 
Environment Agency* 
Forum for the Future Leicester Housing Association 
GOEM*
Highways Agency 
House Builders Federation 
Housing Corporation 
Kettering Borough Council 
Milton Keynes Borough Council 
Northampton Borough Council 
Northamptonshire County Council* 
Northamptonshire Heartlands Primary Care Trust 
Northamptonshire Police 
North Northamptonshire Joint Planning Unit 
Ramblers Association
Scott Bader 



Serco Gulf Engineering Ltd 
SITA (Nene Valley Waste Ltd) 
South Northamptonshire District Council 
Sport England 
Stagecoach East 
URC Northamptonshire DC 
Wellingborough Civic Society 
Wellingborough Chamber of Commerce 
Wellingborough Cycle Forum 
Wellingborough Town Centre Partnership 
The Wildlife Trust 

SUMMARY TABLE OF CONSULTATION COMMENTS AND RESPONSES 
BY THE COUNCIL 

Ref Issue  Comment  Response from the Council 
1 Impacts on West 

Street Residents
(NB: Many of the 
concerns of 
residents are 
referred to in 
other sections 
below, so all may 
not be listed in 
this section) 

Current free use of High 
Street car park behind 
houses provides good 
access to rear of properties. 
Current access into rear 
gardens for cars needs 
protecting; need to protect 
the "right of way" alleyway 
behind the gardens; 
concerns over existing anti-
social behaviour behind 
houses will be made 
worse/cars will be further 
away and more vulnerable; 

The area of proposed 
development behind the West 
Street residences has been 
comprehensively re-planned to 
mitigate the concerns that 
have been expressed; a further 
consultation has been 
undertaken to re-assess the 
scheme with the residents. The 
main paper to the Environment 
and Economy and Committee 
further explains the responses 
to the concerns, including 
those listed in this summary. 

2  Negative impact on value of 
houses with any 
development, but 
particularly a multi-storey 
car park; 

The area covered by the SPD 
has been in the Local Plan for 
comprehensive mixed 
development as a Town 
Centre Fringe site since April 
1999. However. It is noted that 
not all concerns could be as 
fully mitigated as every 
resident would like, and still 
maintain a scheme suitable for 
the Town Centre Fringe, or 
meet Government Guidance 
on density of uses. The 
proposed allowance for 
potential dedicated parking 
and (new) legal access to rear 
garden parking, with a semi-
private gated landscaped road 



and high quality residential 
development providing a new 
back to the gardens, could well 
maintain or indeed increase 
relative property values. 

3  Many deep concerns over 
environmental impacts 
including: loss of privacy, 
light, views; increased 
noise, pollution, 
crime/vandalism/anti-social
behaviour;

Refer to the above responses.

4  A wide range of deep 
concerns that largely relate 
to the impact of the 
development at the rear of 
the properties and of 
potential traffic issues at the 
front (see sections below); 

Refer to the above responses. 

5  Revised scheme leaves 3 
storey block of flats behind 
house at north end of West 
St.

The 3-storey block behind the 
property has been set back 
some 40m from the built edge 
of the properties concerned, 
with the properties long garden 
(over 18m long) followed by a 
tree-lined 6mews road and 
another parking area further 
separating the properties. 
Another 3 storey block of flats 
behind and off-set to the side 
of the properties is no further 
forward than the new mews 
properties and so over 26m 
from the buildings. This 
compares to the distance 
between properties further 
down West St that are 20m 
apart, building to building, and 
in one instance near 10m. The 
proposals are in excess of 
building height and distance 
minimum guidelines. 

6 Impact on 
Jackson's Lane 
Residents

Visual, environmental and 
social impact of high 
Tresham building on 

The area of proposed 
development adjacent to 
Jackson's Lane has been re-



(NB: Many of the 
concerns of 
residents are 
referred to in 
other sections 
below, so may 
not be listed in 
this section) 

residential properties at 
west end of Tresham; these 
properties park opposite 
and close to their properties 
on the current car park; no 
safe footway along 
Jackson's Lane;

planned to mitigate the 
concerns that have been 
expressed; this includes 
designing a 2-storey elevation 
onto the front of the cottages; 
further design details can be 
accommodated at detailed 
planning stage.  There is no 
right of parking for the 
residents in front of their 
property nor in the car park per 
se, however opportunities exist 
to negotiate with the Council 
over a dedicated parking 
space for each of the two 
properties within any proposed 
nearby multi-storey car park. 

7  Need to consider safe and 
sufficient drop-off and 
parking for the nursery 

A dedicated parking area has 
been planned within the 
development that subject to 
agreement would allow for 
drop-off parking. At the 
detailed planning stage a 
pedestrian crossing would be 
required from the development 
to service a safe route from 
this parking to the nursery. 

8 Poplar Place 
Resident

How does this plan affect 
the residents of Poplar 
Place?  Why no previous 
consultations as house 
would no longer exist.
Related comment on 
keeping Popular place 
within/adjacent to a 
relocated park. 

All houses in Poplar Place 
would be demolished. 
Consultation with owners of 
potentially affected premises 
has only occurred since 
Council gave approval to 
release the plan for 
consultation purposes. Early 
negotiations are being put in 
hand to find an equitable 
solution.  The Councils agent 
approached the owners to ask 
about potential for the Council 
purchasing the house (as 
subsequently acknowledged 
by the questioner) and was 
told they did not wish to sell. 
The Council is fully aware of 
and regrets the plight of the 
occupier of 1 Poplar Place. It is 
just not possible to design a 
high density residential flat 
scheme within a high density 



mixed use development and 
retain just one (or 3 in a row) 
existing 2 storey house(s), and 
make the scheme viable, 
sustainable, nor provide an 
environment that would be 
welcome for that one property 
to sit within, without significant 
detriment to the scheme and 
indirectly to the town as a 
whole.

9 Parking 
(MSCP = Multi-
storey Car Park) 

West Street (east side) 
need parking at the rear as 
on-street parking is 
generally not possible, nor 
safe, nor allows for 
emergency vehicles 
access; West Street (west 
side) also need parking for 
same reasons; 

The scheme has been 
redesigned and there is a now 
identified, subject to legal 
agreements with the Council, 
dedicated parking and 
allowance for (new) legal 
access to rear garden parking, 
with a semi-private gated 
landscaped road.  To provide 
for emergency access to the 
front of the properties on West 
Street a no-parking zone there 
may be considered by the 
Council. 

10  A major problem for many 
people as the MSCP impact 
on West Street properties is 
unacceptable for many 
reasons (visual, light, 
pollution, health; noise, 
house value; privacy and 
intrusion, crime and other 
fears)

The MSCP has been moved 
elsewhere with significant 
reduction in parking numbers. 

11  Put MSCP elsewhere (in 
the centre of town; on the 
Tresham site, elsewhere in 
the town centre); place the 
MSCP elsewhere on the 
site;

Parking on the site has been 
significantly reduced with 258 
units planned to go elsewhere 
within the town, subject to 
sustainability analysis. An 
option has been assessed for 
relocation to the current 
Tresham area, should the 
Institute be relocated. Several 
detailed studies and plans 
have now commenced 
including: a feasibility study for 
the relocation of the Institute; a 
planning brief for the Tresham 
and Market Square areas; and 
a town-wide parking analysis 



for future parking needs. The 
MSCP has been moved 
elsewhere within significant 
reduction in parking numbers. 

12  Reduce the car parking 
numbers; more use of park-
and-ride and public 
transport; place car parking 
underground;

See above comment. New 
underground parking under the 
proposed new Tresham site, 
the innovation centre, the 
central parkland and a 
residential block will 
significantly reduce the visual 
and overall impact of the 
reduced parking. 

13  People who live and work 
on the site as well as 
people who live around the 
site use the current free car 
park for their vehicles and 
this will be lost. 

A parking analysis has been 
undertaken that considers 
these issues and set within a 
wider sustainability framework 
(which is now being further 
detailed) appropriate levels of 
parking have been provided or 
are being planned elsewhere 
in the town centre area. 

14  The County Council is 
concerned that allowing 
only for 10% growth in 
parking numbers is not 
enough. Lacking a 
convincing parking strategy.

The Council sees this level of 
growth as reasonable. A town-
wide analysis of parking needs 
led to a reduction in a net 
reduction in current provision, 
a further reduction by no 
replacement of the Canon's St 
car park losses, reduction 
through trip-based new 
development analysis, and 
finally a moving off-site of up to 
258 spaces. The Council will 
work with CABE (the 
Government's advisors on 
urban design) and NCC, to 
look at making future parking 
more sustainable as well as 
protecting the vitality of the 
town.

15 Transport 
(including traffic 
and public 
transport, cycling 
and pedestrians) 

Surrounding roads, 
particularly those to the 
North and West such as 
Rock Street, Short Lane, 
Buckwell End and around 
Brad Green already suffer 
from excess parking and 
"rat-running" problems; the 
development will make this 

Development proposals on the 
High Street will at the outline 
application stage need to be 
accompanied by a transport 
assessment. It will be 
important to cover the wider 
affected area in such an 
assessment with parking and 
traffic issues as well as safety 



worse; need to improve 
various junctions and 
safety around the area 
including Hardwick 
Road/Westfield Road 
junction; Concerns over 
current impact of parking 
overspill from Employment 
Centre buildings on West 
Villa Road; Other local 
uses such as the churches 
generate a lot of parking; 
especially major events 
and weddings, with a 
potential for full use of 600-
800 seats in the church. 
West Street will suffer from 
increased traffic and its 
bad enough as it is;

and other highway, transport 
and access impacts. Within the 
SPD document under "further 
Studies" will be a section 
highlighting this requirement, 
and the streets and junctions 
mentioned in consultation 
responses can be specified. 

16  HGV's use Jackson's 
Lane. HGV access to the 
site will make this problem 
worse; General concern 
about HGVs going 
onto/through the site and 
through surrounding minor 
roads;

There is a weight restriction on 
Jackson's Lane currently so 
HGV's shouldn't use it. This is 
a matter of enforcement rather 
than planning; HGV's will need 
to access the site for servicing 
needs, and roads will need to 
be designed to allow this to 
occur safely and appropriately. 

17  Need to provide for 
pedestrians and cyclists; 
particularly to connect to 
the Town Centre in a direct 
route; connections to and 
from Bassett's Park seem 
weak;

The scheme has a "diagonal" 
route coming in from the North-
West. This route has multiple 
roles including giving views 
into, and depth to, the site. It 
also provides a green/open 
space link from Bassett's Park 
into the site and on to the 
Town Centre, and is designed 
to be an attractive pedestrian 
and cyclists route to and from 
the |own Centre, following an 
existing reported travel desire 
line. The route links to the 
town-wide cycle route 
proposals. The route re-
enforces the connectivity 
across the site from the only 
available North -West access. 

18  Important for pedestrians 
to get to the town centre 
easily; the main shops are 

The site has for many years 
been one of the Town Centre's 
principle car parks. It has a 



in the Swansgate so this 
site is too far to be useful 
for that purpose;

higher level of use than other 
car parks as a longer-stay car 
park for employees. A town-
wide car parking strategy is 
currently being undertaken as 
part of other Town Centre 
planning and this will look to 
addressing future retail 
shopping needs. 

19  Concerns about access 
from Salem Lane, already 
difficult at time being made 
more difficult when main 
new site access is 
developed; 

The location of the new main 
access was identified with the 
Highways Authority as the only 
acceptable area for such an 
access. Several other access 
onto the High Street form the 
site and its current car park, 
have been planned to be 
closed. This rationalisation 
should improve the complex 
access movements to and 
from the High Street. A 
Transport Assessment at 
application stage will have to 
be undertaken to look at Salem 
Lane (and other roads) in more 
detail.

20  Concerns about current 
queuing out of West Street 
south onto Oxford Street 
will be made worse;

A Transport Assessment at 
application stage will have to 
be undertaken to look at this 
junction (and other roads) in 
more detail. The SPD will 
identify the need to traffic calm 
West Street in a suitable 
manner, so as to discourage 
through traffic; at present the 
level of queuing is not thought 
to be significant by the 
Highways Authority and indeed 
there is a paradox as reducing 
queuing times would 
encourage more through 
traffic.

21  Concentrate on reducing 
car use, on providing park-
and-ride; provide parking 
for West St and Jackson's 
Lane residents; reduce 
"Job Centre" parking on 
the site; Have 
superstores/B&Q etc not 

There is a significant reduction 
in parking on the scheme (in 
excess of 400 less spaces, 
including using up spare 
capacity elsewhere in town car 
parks); Non-car travel is also 
being further examined 
through a town wide parking 



put on the edge of town 
but put in centre to draw 
people in; what is the 
accessibility to buses? 

strategic approach. The site 
lies between about 100m (near 
edge) and 250m (far edges) 
from the main town centre bus 
station, with new pedestrian 
and cycle routes to link to it, 
from the site and across the 
site.

  Widen various street 
including Jackson's Lane 
(needs footways); 
restrict/change priorities on 
various streets;

It is intended to widen 
Jackson's Lane to include a 
footway; the overall street 
network hierarchy and 
priorities have been amended 
in a balanced way; 

22 Highway 
technical matters 

Various minor technical 
issues were raised by the 
Highways Authority (radii; 
width of highways and 
footways; servicing); 
Concerns about servicing 
of the southerly 
mews/lanes area and the 
need to meet adoption 
standards;

These have already been or 
will be incorporated into the 
document/SPD; or will be dealt 
with at detailed design stage; 
however it is noted that some 
of the County's highway 
standards are not in accord 
with Government's best 
highway design advice (CABE) 
and further early discussions 
between CABE and NCC will 
be undertaken to resolve this 
issue. There will be a need at a 
later date for a full Transport 
Assessment of any outline 
application. 

23  Concerns about the 
amount of development 
servicing the southern half 
of the site.

A balance has been struck that 
protects the long term traffic 
needs of the High Street as 
well as providing access to 
Oxford Street. A trips at peak 
times analysis has been 
undertaken to inform this 
approach. Detailed traffic 
studies will be undertaken as 
part of any detailed outline 
application. 

24  Care needs to be taken not 
to negatively impact on 
West Street traffic as it 
cannot take much traffic 

Agreed, and written proposals 
will be made within the 
document to look at further 
traffic calming of West St, in 
consultation with the residents 
and whilst looking at other 
ways n which north0outh 
movements can be made to 
work in consultation with the 



Highways Authority.
25 Historic 

Environment and 
local character 

New development will be 
harmful to existing 
character; intensity and 
height of development will 
be harmful to character and 
historic buildings; can some 
historic buildings have a 
change of use to give them 
a new lease of life/protect 
them in the future;  

A high density of development 
is required to meet wider 
vitality and viability needs of 
the town centre, in line with 
Government Guidance and as 
a response to the major out-of-
town housing and commercial 
development planned. The 
listed buildings in and around 
the site have been protected 
and in the council's view 
enhanced in their setting; the 
Queens Hal which is more at 
risk than other buildings due to 
the difficultly in finding an 
economic use has been 
identified as par of the hotel to 
better protect its long-term 
future. Some two storey 
properties are older than some 
of the other properties in the 
block would prevent sufficient 
density of development and 
would not in the Council's view 
necessarily add to the new 
developments character and 
quality. The Council will be 
further working with developers 
to better ensure a high quality 
of sympathetic design and use 
of materials to even better 
deliver a higher quality 
development.

26  Protect the historic cobbles 
at the junction of Jackson's 
Lane and West Villa Road 
(area)

The draft SPD indicates that if 
possible to retain or re-use in 
the area on the highway 
(subject to highway safety 
needs) then they would be; 
otherwise opportunities should 
be taken to preserve them 
elsewhere in the scheme.

27  Concern over demolition of 
several older properties 
that are felt to be of 
historic/cultural/architectur
al value (these include the 
Drill Hall front, Wilco, 
house behind the Drill Hall 
and Number 10 High 

The proposals have been 
developed under the advice of 
the Borough Council's 
Conservation Officer; the 
scheme seeks to protect and 
enhances the listed buildings, 
including in the case of the 
Queen's Hall where a positive 



Street Place; concerns 
over the effect and impact 
of new building on valued 
older properties;

future use has been identified 
that will likely better protect its 
long-term future; the Drill Hall 
is specifically not seen as 
being of architectural value 
relatively to its two-storey 
height restricting Town Centre 
edge Brownfield regeneration. 
Also and unfortunately, due to 
many years of neglect by the 
previous owners, the two Drill 
Hall houses suffer from poor 
repair, rot caused by water 
penetration and out of date 
services. It would be 
uneconomic to restore such 
premises.

28  Reconciling development 
layout with listed Leighton 
Coach House. Cottage in 
High Street Place, behind 
Coach House needs 
protecting

The original scheme opening 
up the long views to the high 
quality rear of the coach house 
in line with the historic views. 
The front of the building was 
also better exposed. In the 
proposed scheme, following 
CABE's suggestion the front 
has been further exposed with 
the rear view lessened, to 
better reduce the impact of the 
3 storey car park on new 
neighbouring residential 
properties. Opportunities to 
incorporate the rear wall of the 
cottage into the edge of the car 
park, with the exposed wall of 
the car park being built in a 
sympathetic style and 
materials will be strongly 
supported in the brief, and will 
be as advised by the Council's 
Conservation Officier.

29 Town centre or 
not town centre 

Focus non-residential uses 
in the Town Centre; Is this 
site part of a new extended 
Town Centre?  Make this 
site more part of the Town 
Centre.

This is an edge of Town centre 
site, but with the adopted 
policy to expand the Town 
centre, this site needs to play 
its part as a mixed 
development to enhance the 
vitality and viability of the town 
centre and town as a whole. 

30 Block layout Monolithic blocks detract 
from the design (Tresham 

The Tresham campus needs a 
large footprint and in a dense 



and Innovation Centre); 
smaller blocks to south of 
development are welcome; 
the network of street and 
open spaces do not hang 
very well together; over 
provision of open space; 
civic gateway not 
appropriate;

urban setting it is appropriate 
to have an urban centre feel to 
a campus building. The 
northern edge has changed to 
a reduced height elevation; the 
Council's opinion is that the 
(improved) network of streets 
and open spaces does hang 
well together; the civic gateway 
has been removed and 
replaced with a widened 
pavement area in front of a 
relocated hotel. 

31 Other design 
issues

Importance of designing 
crime out; concerns over 
crime opportunities behind 
West Street 

Agreed and this has been 
designed into the scheme 
following best practice in urban 
design, with particular changes 
to West Street.  

32  The brief is trying to 
improve views, yet the 
building heights and layout 
seem to work against this; 

Noted, but it is always a 
balance between 
density/height and open views. 
Views into the site have been 
improved I the redesigned 
scheme.

33  The emphasis on 
landmarks/landmark
buildings is not felt justified, 
is unjustified and could be 
detrimental/imposing,
particularly in height terms; 
a landmark its about quality 
of a building not its height 

Whilst some opportunities for 
landmark buildings have been 
retained, a greater emphasis 
on eye level views into the site 
has been adopted, and 
building heights overall 
reduced.

34  Pitched roofs rather than 
flat roofs would be more in 
keeping with the character 
of the town centre;

Noted. The town centre has a 
great variety of roof styles. 
Some buildings benefit from 
flat roofs, other don’t. 

35  Recent "development" 
history of the site, including 
demolitions have not 
helped foster a sense of 
place;

Noted.

36  Greater emphasis on 
"urbanism" needed; need to 
avoid a piecemeal 
approach and plan with the 
wider town centre in 
mind/at the same time as 
the wider town centre / not 
in isolation;  

The scheme already has a 
good strong emphasis on 
"urbanism"; and has taken into 
account in the Council's view 
the wider town centre. Further 
work is though now 
progressing on the 
redevelopment of the Tresham 
site that might host the 



displaced car parking from the 
High St site. 

37  Undertake a wider historic 
analysis in the context of 
the wider town; use the 
Conservation Officer to help 
assess the value of various 
non-listed buildings;

Noted. The Conservation 
Officer has been fully involved 
at all stages in the 
development of the SPD.

38  Consider involving 
comments from CABE 
(Government's design 
advisors);

CABE have been involved. 

39  Put taller buildings at the 
bottom of the slope and 
vice versa. 

This is not accepted in good 
practice design terms. 

40  Routes through the 
development particularly 
diagonal by college seem 
arbitrary.

The diagonal is not arbitrary 
but gives views into the site 
and depth to the scheme, 
emphasising a sense of place. 
There has been some re-
alignment to better emphasise 
the link the park and streets 
further in the development, as 
discussed with CABE. Also the 
diagonal is in keeping with the 
historic routes layout for the 
town, as part of series of 
spokes linking into the historic 
circular route around the All 
Hallows, then St Luke's, 
church.

41  "Sense of place" lacking. The original scheme had a 
clear sense of place, with a 
"mews and lanes" area 
enhancing the historic 
southern end, a "High St edge" 
re-enforcing the historic High 
St, and a new campus area. 
However the amended scheme 
does now improve the central 
area of the scheme with a 
large, accessible, green open 
space hailing back to the 
original orchard,. Significant 
changes in the parking 
numbers and arrangement, 
has allowed a reduction in the 
intensity of development and a 
further strengthening of the 
sense of place, in line with "By 



Design" DETR/CABE. 
42 Tall buildings Tall buildings in the town 

are badly designed and 
impact negatively on the 
environment so have less 
tall buildings on this site; 

Noted but the issue lies with 
good design and layout not 
height per se. 

43 Existing 
properties

Needs to be sympathetic to 
existing properties/people 
working and especially 
living within the scheme; 

Noted and agreed within limits 
of overall site development 
needs. Sometimes higher level 
sustainability needs override 
individual building needs. 

44 High Street 
Frontage

Concentrate retail on High 
Street frontage; do not 
have the Civic Gateway as 
this breaks the integrity of 
the High Street as a 
continuous frontage; move 
the hotel to the front not 
hidden inside the site 

These comments have been 
noted and changes made in 
the revised plan to reflect them 
all, in particular the clear desire 
to move towards a more 
continuous development line 
for the High Street in line with 
historic layout. 

45 Mix of uses Not enough for young 
people, for the community. 

Noted, but this site may not be 
best paced for these facilities ,
opportunities are limited, 
Consideration for opportunities 
may exist off-site through the 
section 106 contributions. 

46 Retail Shops should be 
concentrated in the Town 
Centre; better to improve 
Town Centre shops; 
specialist shops might be 
interesting in the 
development; uncertainty 
over viability of retail here; 
Retail should be 
concentrated on the High 
Street edge; 

Retail in the revised scheme 
has (net) moved from within 
the site to the High Street 
Frontage; the consultants' 
commercial specialist has 
advised upon viability; niche 
sops already seem to be 
successful on the site (coffee 
retail and musical instruments 
shops for example). 

47  Big name/major retail units 
are needed to reverse 
Town Centre decline 

Agreed but this site is town 
centre edge and opportunities 
need to be considered within 
the town centre core. 

48 Offices and 
employment

Whilst jobs are important 
they should be in the Town 
Centre, jobs should be 
elsewhere not in the Town 
Centre;

Disagree, the site is ideally 
sited for jobs, as part of a 
mixed development and with 
only 1475 sqm of commercial 
proposed on a 7 acre site this 
is not that significant. 

49 Housing Live/work units are to be 
welcomed

There is a weak but emerging 
market for this and some units 
have been identified in the 
revised scheme as part of the 



mews behind West Street. 
50  Affordable housing should 

be in line with 2004 
Housing Needs Survey (i.e. 
27%) and it should read 
"shared ownership or low 
cost market". 

Agreed.

51 Tresham Institute Concerns about its location 
as it adds to the sites 
intensity of development, 
the behaviour of students, 
its impact on Jackson's 
Lane properties; locate it 
elsewhere; let it stay where 
it is currently;

It is most appropriate for the 
Institute to be located in the 
town centre/edge of town 
centre to maintain and 
enhance vitality and viability. 

52  Don’t make this a 
monolithic building; allow 
for expansion space 

Careful design will be required, 
as appropriate  at outline and 
detailed stages. Some 
approximately 20% expansion 
space has been allowed. 
However Tresham themselves 
are currently moving towards a 
more flexible quality 
environment rather than 
expansion of net size of useful 
space.

53  The Tresham Institute 
generally welcomes the 
proposals although has yet 
to complete a feasibility 
study for the Institute; 
would like enough 
dedicated car parking; 
would like the site as a 
whole to be a" draw" for the 
college; would like the 
Innovation Centre to be 
close to the college; 
important to be close to 
good public transport links; 
raise questions over how 
workshop space can be 
accommodated;

Noted. Opportunities for 
dedicated parking has been 
provided for underneath the 
campus site. The Innovation 
centre is planned close to the 
Tresham site. Some 
workspace has been provided 
on site but it is acknowledged 
that further design work at 
detailed stage would be 
needed to make this work well. 

54 Innovation 
Centre

Oxford Innovations Limited 
welcome the proposals but 
would like a separate 
distinct appropriate building 
and would like sufficient 
parking;

A separate building has been 
identified and opportunities for 
some dedicated parking in the 
basement identified within the 
scheme.

55  Don’t make this a The building footprint has been 



monolithic building significantly reduced. 
56  The Innovation Centre 

should go to WEAST; Isn't 
it planned to go to WEAST?

WEAST may be able to take 
the "grow-on" space for 
companies that are "incubated" 
within the town centre. 

57 Town Square Better to upgrade the 
current Market square; 
shops rather than squares 
to better compete; the new 
Civic Square is too 
dominant and breaks the 
High Street frontage 

The Civic Square/Gateway has 
been replaced in the revised 
scheme with a considerably 
smaller open space in front of 
the relocated Hotel. 

58 Hotel This needs to be on the 
High Street frontage 

Agreed and changes made. 

59  There is no commercial 
need for a hotel; the hotel 
will compete with existing 
hotels; cant the 
hotel/conference needs go 
elsewhere (e.g. the Castle) 

Disagree based on commercial 
advice from consultants, town 
agents and the views of the 
Town Centre Partnership. 

60 Other squares 
and open spaces 
in the scheme 

You can't see the squares 
from the High Street 

Noted. The revised scheme 
now better opens up the public 
spaces.

61  Put a major green square 
behind the West Street 
properties

Not appropriate in block good 
design terms. 

62  Concerns about vandalism, 
crime and litter; need for 
high levels of maintenance 

Noted.

63  Explore links to wider 
Green Infrastructure 
Network (North 
Northamptonshire)

The design allows for as best a 
linkage to Bassets Park the 
nearest and best opportunity 
for wider linkage from a tight 
confined town centre site. 

64  Evidence of thought about 
quality of space lacking 

Disagree. The consulted upon 
scheme has a series of linked 
open spaces running from the 
Bassett's Park link to the north-
West through the site, 
providing both a green wedge, 
in line with the historic and 
current town layout, as well as 
framing key areas of 
development. However the 
amended scheme even better 
develops a sense of place 
through provision of a central 
park area, linked back to 
Bassett's Park area by the 
clear diagonal desire line, and 



better echoing the old orchard. 
65 Flood prevention "The Environment Agency 

are pleased to see that 
most areas of concern have 
been given consideration 
and where further 
studies/investigations are 
required these have been 
highlighted in the 
development brief"; The 
Agency lists other 
comments for use by 
developers at a later stage 

Noted.

66 Sustainability The potential to use green 
roofs should be considered; 

Noted, but may be difficult in 
viability /maintenance terms in 
a dense urban environment.

67  The loss of Brownfield land 
with associated rough grass 
and scrub will be lost with 
loss of wildlife; consider like 
for like replacement of 
scrub/rough grass habitat;

Rough grassland and shrubs 
have grown in amongst the 
derelict gardens and factory 
units etc on the site. In a town 
centre Brownfield 
redevelopment situation a 
balance has to be struck 
between dense development 
and land likely to be used as a 
dumping ground. It is believed 
to be better to use the 
opportunities that back 
gardens offer to wildlife. 

68  Consider ways of reducing 
waste during the 
construction phase as well 
as post development;

Agreed. Would need to be part 
of the conditions under a 
planning permission. 

69 Phasing No net loss of car parking 
places during development; 
the multi-storey car park 
should be the first phase;

Noted. A careful phased 
parking strategy during 
development will be required of 
any developer. 

70  No disruption of traffic 
along the High Street 
should be allowed during 
construction as too 
important a route for the 
Town Centre;  

Noted. A careful phased 
transport and construction 
strategy during development 
will be required of any 
developer.

71  Important to get phasing 
right to minimise disruption 
and be deliverable 

Agreed. Phasing provision with 
the SPD takes this into 
account

72 General Use art more to enhance 
"local distinctiveness", 
particularly involving local 
residents; use BCW SPD 

Noted. This will be encouraged 
from developers and 
opportunities within the s106 
may be able to be negotiated. 



"Public Art: A Guide to 
Good Practice". 

73  Consider making future 
documents shorter 
(GOEM);  

Agreed

74  There are Rights of Way on 
and through the site that 
need protecting;

Detailed consultation with the 
County Council's Rights of 
Way team has not identified 
any rights of way, except for 
those n the existing adopted 
highways. It is understood 
there is a right of way 
associated with the alleyway 
behind West Street gardens, 
which as been left untouched. 

75  How many properties will 
be demolished? 

Possibly three or four 
residential properties and 3 or 
4 commercial buildings. 
Opportunities might exist for 
both relocation of residents 
within the site. It is expected 
that appropriate commercial 
properties would be offered 
equivalent or better on-site 
properties.

76  Various references to 
changes or omissions in 
reference to technical 
planning documents;

These will be addressed in the 
final document wherever 
appropriate.

SUMMARY TABLE OF CONSULTATION COMMENTS AND RESPONSES 
BY THE COUNCIL 

HATTON PARK RESIDENT'S ASSOCIATION 

Ref Issue  Comment  Response from the Council 
1 Tresham College 

siting
Concerns that the location 
on the Jackson's Lane / 
High Street junction will 
lead to increased traffic; 
student parking problems 
and HGV access.

Refer to Council responses in 
sections 11, 12, 15, 16, 22 

  Relocate the college away 
from the Town centre. 

Refer to Council responses in 
sections response 51, 53 

2 Hotel siting Traffic increases; 
deliveries 

Refer to Council responses in 
sections 15, 23, 28. Essentially 
any application for the site 
including the hotel will be 



subject to a transport appraisal. 
Deliveries should be serviced 
off the High Street itself.  

3 Multi-storey car 
park location 

Concerns that it is now 
"the central feature" of the 
development.

Disagree. The car park is less 
than three house storeys high 
above ground and for the most 
part hidden behind a skin of 
development. See also 
response 29 

4 High Street 
frontage

 Refer to Council responses in 
sections 41, 44 

5 Speed of plan 
development

Speedy consultation did 
not allow a meaningful 
dialogue with all interested 
parties

Refer to main paper on 
consultation, essentially 
consultation in excess of the 
statutory minimum was 
undertaken, the consultation 
period was extended and 
revised plans brought back for 
further formal consultation, and 
the deadline was extended to 
allow the Hatton Park residents 
association planned meeting 
consider the responses 


