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1 Introduction and Overall Conclusion 
 

1.1 Under the terms of Section 20(5) of the Planning & Compulsory 
Purchase Act 2004, the purpose of the independent examination of 

a development plan document (DPD) is to determine: 
(a) whether it satisfies the requirements of s19 and s24(1) of the 

2004 Act, the regulations under s17(7), and any regulations 

under s36 relating to the preparation of the document. 
(b)    whether it is sound. 

 
1.2 This report contains my assessment of the Town Centre Area Action 

Plan in terms of the above matters, along with my 

recommendations and the reasons for them, as required by s20(7) 
of the 2004 Act. 

 
1.3 I am satisfied that the Area Action Plan meets the requirements of 

the Act and Regulations.  My role is also to consider the soundness 

of the submitted plan against each of the tests of soundness set out 
in the new Planning Policy Statement 12 at paragraph 4.52 to 

ensure that the plan is justified, effective and consistent with 
national policy.  The starting point for the examination is the 

assumption that the local authority has submitted what it considers 
to be a sound plan.  The changes I have specified in this binding 
report are made only where there is a clear need to amend the 

document in the light of the tests of soundness.  None of these 
changes should materially alter the substance of the overall plan 

and its policies, or undermine the sustainability appraisal and 
participatory processes already undertaken.  

 

1.4 My report firstly considers the procedural tests, and then deals with 
the relevant matters and issues considered during the examination 

in terms of the tests under the new Planning Policy Statement 12.  
My overall conclusion is that the Area Action Plan is sound subject 
to the changes I have recommended below.  

 
2 Legal Requirements 
 
2.1 The Town Centre Area Action Plan is contained within the Council’s 

Local Development Scheme, and was submitted in July 2008 

following the adoption of the North Northamptonshire Core Spatial 
Strategy in June 2008.  The content of the Area Action Plan is in 

conformity with the Core Strategy. 
   

2.2 The North Northamptonshire Statement of Community Involvement 

(SCI) has been found sound by the Secretary of State and was 
formally adopted by the North Northamptonshire Joint Planning 

Committee in 2006.  It is evident from the documents submitted by 
the Council, including the Regulation 28 and 31 Statements and its 
Self Assessment Paper, that the Council has met the requirements 

as set out in the Regulations.  
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2.3 Alongside the preparation of the Area Action Plan it is evident that 
the Council has carried out a parallel process of sustainability 

appraisal.  Four options were considered on the basis of 10 criteria. 
Option D forms the basis of the Area Action Plan.  The findings 

indicated that this option would better contribute permanent 
positive social, economic and environmental impacts on 
sustainability and would also provide for the regeneration of the 

town centre.  Even though there are negative aspects which will be 
caused by demolition and disruption, the ultimate redevelopment 

will eventually lead to an improvement in the quality of the town 
centre environment and a far superior transport modal split in 
favour of public transport, pedestrians and cyclists. 

 
2.4 In accordance with the Habitats Directive, I am satisfied that an 

appropriate assessment has been undertaken and that there would 
be no significant harm to potential or designated sites, (Upper Nene 
Valley Gravel Pits and Nene Washes), as a result of the policies and 

proposals within this Area Action Plan.  
 

2.5 I am satisfied that the Area Action Plan has regard to national 
policy.  

 
2.6 The East Midlands Regional Assembly has indicated that the Area 

Action Plan is in general conformity with the approved Regional 

Spatial Strategy. 
 

2.7 I consider that the Area Action Plan has had regard to the 

sustainable community strategy for the area. 
 

2.8 The Borough Council submitted statements under Regulation 31 of 
the Town and Country  (Local Development)(England) Regulations 
2004 in September 2008 covering the period from formal 

submission of the Plan to the Secretary of State on 26 June 2008 to 
September 2008. 

 
2.9 A statement was also submitted under Regulation 33 concerning 

the six week advertisement of the proposal to include Swansgate 

car park within the Primary Shopping Area and the representations 
received which was produced in October 2008. 

 
2.10   The references to Regulations 31 and 33 of the Town and Country 

Planning (Local Development) (England) Regulations 2004 are 

because the Town Centre Area Action Plan was submitted to the 
Secretary of State on 26 June 2008 and therefore before 1 

September 2008.  This has triggered the transitional provisions of 
Regulation 3(2) of the Town and Country Planning (Local 

Development) (England) (Amendment) Regulations 2008 which 
means that the 2008 regulation amendments removing Regulations 
31 and 33 do not apply to this Area Action Plan. 

 
2.11 I am also satisfied that the Area Action Plan complies with the 

specific requirements of the 2004 Regulations including the 
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requirements in relation to the publication of prescribed documents; 
availability of them for Inspection and local advertisement; 

notification of interested parties and bodies and provision of a list of 
superseded saved policies.   

 
2.12 Accordingly, I am of the view that the legal requirements have all 

been complied with.   
 

  

3 Justified, Effective and Consistent with National Policy 
 
3.1 I have identified the main issues as the vision and objectives of the 

plan; the sustainability of the proposals; the balance of housing and 
other facilities; the quality of the environment; the delivery of town 

centre development, together with related transport matters, and 
their monitoring; and the flexibility of the Plan to deal with 
changing circumstances. 

 
3.2 Issue 1 – Whether the vision and objectives are appropriate 

 
3.3 The main objectives are to redevelop the Market Square; to seek a 

major increase in retail provision; to promote mixed use 

development in the centre; to provide housing opportunities; to 
conserve the heritage of the town and to improve the attractiveness 

of the centre for all users. 
 
3.4 Because of the increase in population envisaged in North 

Northamptonshire a major increase in retail floor space and 
expanded leisure facilities will be required to serve the Sustainable 

Urban Extensions, which will absorb much of the population 
increase, as well as providing for day to day needs. 

 

3.5 Provision will be made for between 15,500 and 20,000m2 net 
additional shopping floor space in the town centre.  Major retail-led 

development is proposed on sites E1 and E2 to enhance the quality 
and quantity of shopping within the town centre.  The market will 
be retained as an integral component of the redevelopment 

scheme.  
 

3.6 A number of changes to the transport network are proposed to 
ensure that the Town Centre becomes a convenient, safe and 
accessible place.  These include changes to the one way system 

including junction improvements and the creation of a “northern 
interceptor” route, the closure of Church Street to through traffic 

and restricting its use to buses, taxis and local service access. 
 

3.7 A new bus interchange is proposed and a high quality bus priority 
loop between the town centre, railway station and Stanton Cross, 
(an important commercial hub).  Other measures will improve 

infrastructure, parking and servicing, the cycling network, the 
pedestrian network, and taxi provision.  
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3.8 I am satisfied that the vision and objectives which are reflected in 
the significant mix of improvements to the town centre environment 

listed in the above paragraphs will, through Policies WTC 1 to 25, 
provide a justified and effective basis for the development and 

redevelopment of the town centre.   I find these policies sound, but 
some require minor text changes.  These changes are referred to in 
Section 4 of my report. 

 
3.9 Issue 2 – Whether the policies in the Area Action Plan will 

lead to sustainable forms of development in the Town Centre  
 

3.10 The Core Spatial Strategy for North Northamptonshire makes it 

clear that Sustainable Urban Extensions must not provide significant 
convenience and comparison shopping, or other facilities, which 

serve a wider area.  It is, therefore, unlikely that the sites for top 
up, meals and distress purchases in the Sustainable Urban 
Extensions would compete with town centre shopping.  

 
3.11 Therefore, I am satisfied that there would be no infringement of 

Policy 16 of the Core Spatial Strategy to the detriment of the town 
centre retail function. 

  
3.12 Policy 11 of the Core Spatial Strategy highlights the need to create 

employment opportunities not only in the town centre but also on 

high quality sites elsewhere, including within the Sustainable Urban 
Extensions.  

 
3.13 It is likely that within the town centre itself demand for offices will 

be mainly local and small scale.  Major office development, 

manufacturing and distribution will be directed to industrial estates 
and business parks.  Outline planning permission has already been 

granted for a mixed use scheme at Stanton Cross (the Sustainable 
Urban Extension to the east of the town) which includes a net total 
of 51ha of employment land, including 23.2 ha of B1 office/light 

industrial development, 12.81 ha of business/general industrial 
development and 15.25ha for warehousing/distribution. This site is 

close to the station for rail links and will be served by a high quality 
bus loop into the town centre. 

 

3.14 Under Policy 16 of the Core Spatial Strategy a travel plan will be an 
essential tool to achieve the 20% modal shift away from car use. 

The town centre already experiences congestion at peak period with 
some junctions at high capacity.  However, the modelling which 
tests the future scenario of the Area Action Plan shows, in the worst 

case, junction capacity at levels similar to today.  With the Northern 
Interceptor road and the interceptor parking policy the overall 

traffic impact in the centre will be reduced.  
 
3.15 Growth Area Funding from government financed the initial bus 

priority design for Silver Street in 2008 and is expected to fund the 
implementation scheme in 2009/2010, ahead of much of the 

growth which follows.  
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3.16 I am satisfied that the town centre and the Sustainable Urban 

Extensions will provide for different needs and there will not be 
conflict between the two to the detriment of sustainability.  I am 

also of the view that the public transport strategy as programmed is 
practical and well advanced and should lead to sustainable 
development in the town centre. 

 
3.17 However, I consider it necessary for soundness to  make it clear 

that the shuttle service will support and serve the Sustainable 
Urban Extensions and not just Stanton Cross 

 

3.18 The following change is required to make the document 
sound: 

 
 

 In the fourth sentence of paragraph 3.2 replace “the 

railway station and Stanton Cross” with “the railway 
station and the Sustainable Urban Extensions to the 

east and north-west of the town…” 
 

 
3.19 Issue 3 – Whether the Area Action Plan policies will develop 

balanced housing and town centre facilities having regard to 

the development of Sustainable Urban Extensions 
 

3.20 The Core Strategy provides for a housing requirement of 12,800 
dwellings in the Borough between 2001 and 2021.  Of the 11,590 
dwellings to be provided in the urban area, the majority will be 

located in Sustainable Urban Extensions, initially east of 
Wellingborough, commencing prior to 2011 and comprising 3200 

dwellings approved for Stanton Cross and further development east 
of Stanton Cross.  

 

3.21 The housing element identified in the Area Action Plan to be 
accommodated in the town centre of around 850 dwellings is 

complementary to the housing provision in the Sustainable Urban 
Extensions.  The 850 homes will support the vitality of the town 
centre and their development will take place in parallel with 

greenfield development of the Sustainable Urban Extensions. 
   
3.22 In so far as many of the additional retail and town centre facilities, 

together with a substantial portion of the traffic growth are related 
to the Sustainable Urban Extensions, they will have important 

implications for the town centre.  I consider because of this 
important link it would be appropriate to refer to the impact and to 

the scale and location of this growth in the Area Action Plan. 
 
3.23 Although, therefore, I find the policies sound in respect of Issue 3, 

and that there is integration of the town centre policies and the 
Sustainable Urban Extensions, I consider the text in Section 3 

should emphasise that the stimulus for the regeneration of the town 
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centre is the proposed growth of the town.  This improvement 
would not materially alter the tenor of the Area Action Plan but 

would emphasise the complementary nature of the growth.  Also it 
should be clearly  stated in Policy WTC25 and Objective 6.that 

resource efficient development, buildings and utilities are required 
in the town centre  

 
3.24 The following changes are required to make the document 

sound: 
 

Insert an additional paragraph (numbered 3.1 and 
therefore renumbering existing paragraphs 3.1 to 3.7 

as 3.2 to 3.8) at the start of the section to read;  
 

i) “The stimulus for the regeneration of the town 
centre is the proposed growth of the town 
(11,590 dwellings between 2001 and 2021) 

focussed on Sustainable Urban Extensions to the 
east and north-west of the town. This growth will 

require significant increases in the retail and 
other town centre facilities complementary to 

local facilities elsewhere in the town if 
Wellingborough is to retain its position in the sub 
regional shopping hierarchy.  The centre must be 

adapted to allow the new as well as existing 
development to be well linked to these expanded 

facilities and provide for a greater proportion of 
increased trips into the centre to be undertaken 
by public transport, walking and cycling” 

 
Also amend the Glossary.  In the definition of Stanton 

Cross in the Glossary add: 
 
 

ii) “The area east of Stanton Cross is designated in 
the Core Spatial Strategy for further 

development during the Plan period.  References 
to Stanton Cross should be taken to refer also to 
the area east of Stanton Cross” 

 
Insert after “infrastructure” in the fourth line of Policy 

WTC25  
 
iii) “and resource efficient utilities” and 

 
Delete “efficient buildings that minimise carbon dioxide 

emissions” after “energy” in Objective 6 and replace with: 
 

iv) “and resource efficient development that 

minimises carbon dioxide emissions” 
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Insert after “promote” in line three of the text after 
Objective 6 

 

v) “resource and” 

 
 
 

 
 

(See Proposed Change B4 to Section 3 and Proposed 
Change B21 in respect of the Glossary in the Appendix.  See 
also Proposed Changes B6 and B16) 

 
 

 
3.25 Issue 4 – Whether the Area Action Plan policies will promote 

and maintain quality environments 

 
3.26 I saw from my site visits that there are buildings and areas of 

historic character within the town centre that are located beyond 
the existing conservation area and which do not have listed status. 

There are also a number of buildings which are scheduled for 
demolition as part of the Area Action Plan proposals.  Some of these 
are considered locally to be part of the history of the town and have 

an importance unrelated to their appearance.  e.g. Drill Hall. 
However, it is inevitable that with town centre redevelopment some 

buildings will be lost, and from my visits I do not consider that the 
buildings which are likely to be affected by demolition have any 
inherent architectural value.  Their loss is a matter for local 

decision. 
 

3.27 I considered the setting of the attractive United Reform Church and 
the historic Salem Hall and the effects of the new traffic route. With 
the proposal to close Church Street other than as a bus route, the 

preferred route for cars and commercial traffic visiting the centre is 
Queen Street which adjoins the church.  Queen Street presently has 

a tight junction but the highway authority has advised that from its 
computer model tracking investigations the necessary radii to 
accommodate heavy goods vehicles can be provided within the 

confines of land within the ownership of the highway authority. 
 
3.28 Under the new traffic arrangements the junction at High 

Street/Queen Street would be controlled by traffic lights.  Queuing 
traffic would line up in platoons in front of the church waiting to 

turn left into Queen Street.  Cars for weddings and funerals, in 
particular, call at the front of the church when the road is busy. 

With vehicles lining up to turn left ready access to the church would 
not be possible.  Improved vehicular access to the church will be 
necessary and the highway authority is considering a sensitively 

surfaced area in the form of a “layby” with a possible “slip road” 
which can be identified as an integral part of the church on which 

funeral and wedding cars can stand.  
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3.29 Various options were considered to provide a pedestrian link 

between Market Square and Broad Green.  Only Options A to F are 
practicable because they all involve land in Council ownership. 

Option F is preferred.   Also the church has for security reasons, as 
well as parking, suggested an alternative scheme which would open 
up the Salem Hall site to St Johns Street and provide for improved 

access.  
 

3.30 The redevelopment of the derelict Bellwin House for residential use 
would be likely to eliminate some shared car parking for the hall. In 
the past office car parking was used in the evenings for church 

activities.  However, there will be a new multi storey car park on 
the E1 site not far away for overspill car parking. 

 
3.31 I am satisfied that the necessary pedestrian link described above 

can be provided.  The detailed redevelopment proposals can be 

accommodated within the broad framework set by the Area Action 
Plan and Development Control policies.  

 
3.32 Albany House Medical Centre, a leading teaching and training 

practice is situated on Queen Street with in excess of 14,000 
patients.  Many of the consulting rooms face on to Queen Street. 
Ease of access is required for emergency vehicles.  At present there 

are 2 off street car parking spaces for the disabled, limited on street 
parking and short term illegal parking is common.  There is concern 

about increased noise and pollution from the greater use of Queen 
Street and its detrimental effect on the operation of the medical 
centre, that parking and stopping would be curtailed, and that there 

would be an increase in pollution. 
 
3.33 Queen Street already has noise and air pollution levels from the use 

of the short term street parking areas outside the clinic.  It is not 
anticipated that traffic will be at a standstill except for short periods 

of time and overall in the northern part of the town centre air 
quality improvements are expected to occur.  As far as noise is 

concerned this will be reduced to the rear of the clinic as non access 
traffic will be deterred from this section of Salem Lane.  Queen 
Street will be constructed to a high design specification to reduce 

noise levels and is not expected to be at a level to prevent the 
opening of windows in the clinic if required.  There is at present 

some illegal parking in Queen Street.  Improved parking in the 
locality will be provided in a new multi storey car park nearby.  
Queen Street is being designed with two lanes in one direction 

together with bus priority measures in Church Street, which could 
be used for emergency vehicles.  This would help to reduce 

travelling times from the ambulance station to the south of the 
town centre.   

 
3.34 The Council considered a number of options for the route of the 

northern interceptor road.  On balance Queen Street was adopted 

as the preferred route.  It is fundamental to the soundness of the 
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Area Action Plan that the interceptor route be provided.  I am 
satisfied that the Area Action Plan will enable this to happen to 

provide a basis for the town centre redevelopment.  
 
3.35 The Borough Council is currently undertaking the Conservation Area 

Appraisal and an intrinsic part of this exercise is the preparation of 
a characterisation study in accordance with guidance from English 

Heritage.  The Draft Conservation Area Appraisal proposes a 
significant enlargement of the Conservation Area; that all buildings 

of local townscape or landscape merit within the town centre are 
identified and explained; and the inclusion of a Conservation Area 
Management Plan.  The appraisal is programmed for completion in 

July 2009. 
 
3.36 Although the policy itself is sound I consider it is necessary to 

establish consistency between the Area Action Plan and 
Conservation Area Appraisal by adding a further criterion to Policy 

WTC12.  Also to prevent adverse effects on the European Site for 
nature conservation an additional safeguard needs to be added to 

Policy WTC17. 
 

3.37 The following changes are required to make the document 
sound: 

 
Add a clause to Policy WTC12 (and therefore renumbering 
criteria v and vi as vi and vii): 

 
i) “the retention and, where appropriate, re-use of 

buildings of local townscape merit outside 

Wellingborough Town Centre Conservation Area 
which contribute either individually and/or through 

their group value to the special character of the town 
centre”  (See Proposed Change B8 in Schedule B.) 

 

Add to the end of Policy WTC17: 
 

ii) “To prevent adverse impacts on the European Site, 
any proposals for improvements to Swanspool Brook 
or other areas in close proximity of the Upper Nene 

Valley Gravel Pits pSPA will be designed in 
consultation with Natural England.” (See Proposed 

Change B12 in Schedule B.) 
 
 

 
3.38 Issue 5 – Whether the Area Action Plan provides for the 

delivery of development and the monitoring of  its 
effectiveness 

 

3.39 In the past Wellingborough has faced a decline in retail offer and is 
currently underperforming.  Its retail offer needs to be improved to 

support its role as a “growth town.” 
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3.40 Bringing forward sites to enhance the position of the town in the 

retail hierarchy will be an important part of the process and is likely 
to be closely linked to population growth.  Multi ownerships in the 

centre and the need to recognise the importance of existing 
superstores as part of the retail provision to retain shoppers in the 
town are of concern to representors.  However, the relocation of the 

Tresham Institute, which is a site in one ownership, on to land 
owned by the BC, leading to the subsequent redevelopment of its 

existing site is fundamental to the overall plan.  Although there is at 
present a freeze on funding through the Learning Skills Council I 
make the assumption that this scheme, because it enables a new 

college to be built on Council owned land and releases a valuable 
site for redevelopment of the town centre, will be given priority and 

development will proceed.   
 

3.41 With the present financial crisis there is no doubt that in the early 

part of the plan period housing completion rates and disposable 
incomes will decrease and retail development will be below 

average.  Also future floor space requirements can only be based on 
retail capacity assessments and these can only be broad brush.  

 
3.42 However, I am satisfied that the Tresham Institute site has priority 

as a design and construction schedule for the new Tresham 

Institute Campus and the design process is underway.  Until the 
present freeze in funding the programme was geared to enable the 

new college to open in September 2011.  This would have enabled 
the existing Institute site to be available for redevelopment late 
2010.  However, the major part of site E2 (Church Street/Market 

Square) is in the Borough Council’s ownership and can be brought 
forward early in the plan period. 

 
3.43 In the meantime the vacant former Tesco unit in the Swansgate 

Centre and the vacant former PO Sorting Depot could provide short 

term retail floor space opportunities.  I note that there are now 
further vacant units in the Swansgate Centre available to rent.  

Complementary mixed-use development would occur at Station 
Island which is conveniently located relative to the town centre. 

 

3.44 With regard to the longer term both Option A and D of the Preferred 
Option Report show that the town centre could accommodate 

considerably more retail floor space in excess of that now provided. 
 
3.45 Turning to affordable housing and the Blyth Valley judgement it has 

been clarified by the Borough Council that the commercial 
assessment carried out on behalf of the Council did assess the 

viability of allocated sites having regard to the target included in 
the Core Spatial Strategy.  It was concluded that affordable housing 
on these sites was potentially deliverable.  

 
3.46 I am satisfied that the assessment, which provides for a 15% profit 

margin would produce a surplus, such surplus depending on 
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demolition costs, developer contributions, infrastructure and 
highway costs.  I conclude that the level of affordable housing 

sought by the plan is reasonable. 
 

3.47 As the housing target of the Core Spatial Strategy does provide a 
major component for town centre regeneration it could provide an 
additional useful measure in the monitoring framework. This could 

be related to Objective 3. 
 

3.48 I find WTC13 is consistent with national planning policy and the 
Core Spatial Strategy and is founded on a robust evidence base 

 

3.49 It is accepted by the Borough Council that in Policy WTC2 there is a 
confusion in terminology.  The figures in this policy exclude any 

demolitions and are net sales areas. 
    

3.50 For clarity the word “gross” in the second line of the policy should 

be deleted and replaced with the words “sales area”   
 

 
3.51 The following changes are required to make the document 

sound: 
 

Add at the end of paragraph 5.6.6: 

 
i) “The plan-wide target for affordable housing in Policy 

WTC13 reflects not only the scale of need identified in 
the Strategic Housing Market Assessment but also a 
broad assessment of the commercial viability of the 

allocated sites in Chapter 6 of the Plan”   
 

 In Appendix E include an additional indicator under Objective 3 
 
ii) Related Policies : WTC2/WTC9 

 
Associated Targets:  Achievement of growth to stimulate 

the local economy to support enhanced town centre retail, 
cultural and commercial facilities and attractions. 

      

 Net additional homes provided in the town/Borough as a           
whole. 

 
 (This is included in Appendix 1 as Change B22) 
 
iii) POLICY WTC2 to read: 

 

i) “Provision…..net additional retail floor space sales 
area for comparison goods by 2021….” 
 

 
3.52 Issue 6 – Whether the Area Action Plan is sufficiently 

flexible to cope with changing circumstances 
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3.53 This is linked to Issue 5 above. 
  

3.54 Part of the strategy for public car parking in the town centre is to 

locate public car parks at the gateways to the town centre from all 
directions.  This is a sound approach as its intention is to intercept 
traffic before it enters the one way system and thereby reduce 

congestion in the centre.  
 

3.55 The Swansgate car park with a capacity for 950 cars would perform 
this function for traffic entering the centre from the south and east. 
Other interceptor car parks would be provided at Morrisons with 

545 spaces serving the west, and the High Street.  The proposed 
multi storey on Site E1 with 566 spaces would serve the north. 

 
3.56 From a survey in November 2008 peak occupancy in the Swansgate 

car park was 684 vehicles, but this multi storey is also intended to 

serve as an interceptor for the future development at Stanton 
Cross. 

 
3.57 I find that the multi story car park owned by the Borough Council, 

which is already linked to the Swansgate Centre by pedestrian 
walkway, is well related to town centre shopping development.  Its 
importance as a car park to serve the town centre must not be 

underestimated.  It provides the largest number of car parking 
spaces in the town centre and is a vital part of the overall plan to 

ensure sufficient shoppers parking during the day.  
 
3.58 Its partial loss to retail use as proposed by representors would in 

my view not be acceptable for two reasons.  Firstly, it would result 
in the loss of essential car parking at the southern end of the town, 

a deficiency which would have to be compensated for elsewhere.  I 
am not satisfied this could be achieved without overall detriment to 
the centre, as site E1 (the site of the additional multi storey car 

park serving vehicles approaching from the north) would be a 
mixed use development of retail, housing and car parking off the 

Northern Interceptor road.  In my view without full use of the 
Swansgate Multi Storey Car Park there would be an unacceptable 
impact on town centre traffic.   

 
3.59 Secondly, Objective 1 of the Area Action Plan is “to redevelop the 

Market Square area so that its status is reinforced as the heart of 
the town” and this reflects the compactness of the centre.  The 
inclusion of the Swansgate Multi Storey Car Park in the Primary 

Shopping Area would encourage commercial town centre activity to 
be dragged further south away from the Market Square.  I consider 

the Swansgate Shopping Centre itself to be an integral part of the 
town centre but although the multi storey car park is linked to it, 
the multi storey is more remote from the centre and its 

development for retail would be contrary to Objective 1. 
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3.60 I do not recommend that the primary shopping area boundary be 
extended southwards to Castle Way to include the Swansgate Multi 

Storey Car Park south of Commercial Way as I consider this would 
undermine the town centre strategy and make the Area Action Plan 

unsound. 
 
3.61 I note that since the Area Action Plan was prepared the Borough 

Council has identified a further town centre public car park with a 
total of 117 spaces.  For accuracy this will involve further 

amendments to the car parking information in Appendix C and 
Appendix D. 

 
3.62 Because the Northern Interceptor road is an essential and integral 

part of the town centre development I was concerned about the 

implementation of town centre proposals.  However, as the Borough 
Council has emphasised the key to regeneration is the retention, 
but relocation of the Tresham Institute on to Council owned land 

within the town centre and I am satisfied as far as I can be that the 
development will proceed. 

 
3.63 Relocating the Tresham Institute would release its existing Church 

Street site.  Church Street would convert to a bus only link, 
enabling sites E1 and E2 to be promoted as a unified parcel.  It is 
within the land released for development by the relocation of the 

Institute that the Northern Interceptor road is to be located.   
 

3.64 Although the Institute site should make a significant contribution 
the new road is likely to be initially funded from public sources and 
its provision would be coordinated with a temporary car park, a bus 

interchange and progression of the Market Square development.  
 

3.65 There will also be an improved public transport interchange at the 
station providing integrated bus, rail and taxi services, with 
improved pedestrian and cycle links.  These transport schemes 

have been financially assessed within the Wellingborough Transport 
Strategy (ref:408). Section 106 contributions from the Sustainable 

Urban Extensions will reimburse expenditure as they are delivered. 
 
3.66 A forum is to be set up to consider the implications of any delay. 

This should be referred to in the Area Action Plan.   
 

3.67 The following changes are required to make the document 
sound: 

 

 Add a further paragraph to 7.4.1: 
 

i) “The group will provide a forum to consider the 
implications of any delay to the forecast programme 
of delivery and advise upon any triggers for the need 

to review the Area Action Plan”  (See Proposed 
Change B19 in Schedule B) 
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ii) Amend the car parking Schedules in Appendix C to 
include the 117 spaces referred to in paragraph 3.61 

above and include diagrammatically the car park on 
the Proposals Map at Appendix D.  

 
 
4 Minor Changes  
 
4.1 The Council wishes to make wording changes to the submitted Area 

Action Plan in order to clarify, correct and update various parts of 
the text.  Although these changes are extensive and involve the 
amendment of several policies they do not address key aspects of 

soundness, and many of them say the same thing in a more 
succinct way.  I have made no specific mention of them in my 

report, but I endorse them on a general basis in the interests of 
clarity and accuracy.  These changes, most of which were 
advertised prior to the hearings, are shown in the Appendix. 

 
5 Overall Conclusions 
 
5.1 I conclude that the proposals for the town centre are realistic, have 

been justified by a sound evidence base, would be effective and are 
consistent with national policy. 

   

5.2 I conclude that, with the amendments I recommend, the Town 
Centre Area Action Plan satisfies the requirements of s20(5) of the 

2004 Act and meets the tests of soundness in Planning Policy 
Statement 12. 

  

 
 

Eric T Searle 

INSPECTOR 

 
Appendix  
 

Schedule of changes put forward by the Council 
 

 
 
 


