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they may contain a number of developments and 
other features that one might not normally expect 
within the boundaries of a Conservation Area.  This 
is considered to be acceptable and appropriate (and 
in line with English Heritage guidance) because they 
are part of a larger area that plays a wider role in 
defi ning the historic setting of the town.

Listed below are the principal areas around the fi rst 
small Conservation Area that are included within the 
enlarged boundary together with a brief explanation 
of the reasons for their inclusion.  These should be 
read in conjunction with Figure 19.  

1). High Street, Silver Street and Sheep Street
This road is part of the original north-south route on 
which the town was founded, and as such it is an 
integral part of the historic street pattern distinctive 
by virtue of its winding course and tightly developed 
frontages.  Many historic buildings, both listed and 
of townscape merit, form part of the near-continuous 
street frontage.

2). Broad Green, Buckwell Green and Springhill 
green
Broad Green forms an important punctuation at the 
top of the High Street with a close visual relationship 
to and from the town centre along the road.  The 
greens all form part of the medieval manorial layout 
that is embedded in these features.  Each green is 
distinctive and is defi ned by associated buildings, 
often themselves historic.

7.1 Consideration for an expanded Conservation 
Area

Wellingborough’s fi rst Conservation Area was drawn 
closely around the core area of the town centre, and 
there has been justifi able concern that it was too 
closely drawn, leaving signifi cant areas that contain 
historic assets and features that help to defi ne the 
unique and special qualities of the town beyond its 
boundary.

For this reason, and an English Heritage 
recommendation that Conservation Areas should be 
periodically reviewed, amongst others led to this new 
appraisal of the Conservation Area boundary.

Following intensive scrutiny of the town centre CAA 
study area, including a stakeholder consultation, the 
proposed new boundary is shown in Figure 19. This 
section explains briefl y the principal reasons for the 
location of the new boundary.

In undertaking the study, it should be noted that 
English Heritage guidance on Conservation Area 
appraisals has been closely followed with particular 
regard for special interest, local distinctiveness and 
the relationship of each part to the wider town centre 
setting.  Important general considerations, relevant 
to many parts of the study area, have been the 
medieval street pattern and what might be termed 
secondary areas that provide a setting and context 
for areas of higher heritage quality.

The appraisal has found that the medieval street 

pattern survives remarkably intact and that, whilst 
most buildings of that period have long since 
disappeared, the road pattern, alignments and street 
widths still have a marked infl uence on the character 
of the town today.  

The supporting role of what might be viewed as 
the secondary areas has been another important 
consideration.  Although they may contain fewer 
listed buildings and other special features that 
make the town distinctive, they nonetheless have 
been found to have an important supporting role in 
maintaining the unique and historic character of the 
town centre.  Needless to say, the historic town of 
Wellingborough is by no means defi ned solely by its 
most historic assets, namely its listed buildings, and, 
important as they are, the wider context within which 
the key features are situated has also been found to 
play a most important role in defi ning the distinctive 
and historic character of the town.  This includes 
aspects such as topography, landscape setting, 
relationship to surrounding suburbs and the like.  

Much of the study has included an exhaustive study 
of other valuable buildings not of suffi cient quality to 
be listed, and other features such as green spaces 
that are nonetheless important in defi ning the town 
as a whole.  Many of these buildings and other 
assets exist beyond the principal concentration of 
listed buildings, and this study has found that these 
other associated areas therefore have an important 
role by providing an appropriate context for the key 
historic areas (generally the main streets in the case 
of Wellingborough).  This is despite the fact that 

07
The Proposed Conservation Area
Considerations for an expanded Conservation Area
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The space at the upper end of Cambridge Street and 
the Rising Sun pub defi ne its eastern end, and so 
this part of Victoria Road that includes a terrace of 
small shops forms a logical edge to the Conservation 
Area. Several boot and shoe works east of Victoria 
Road are clearly part of a much wider area of out of 
town centre development.  

As with the Park Road edge, the Alma Street locality 
merges into the wider suburban areas beyond, but 
the street retains the density associated with town 
centre development including two former boot and 
shoe works and it is therefore included in the new 
Conservation Area.

To the south, the large and open site occupied by 
Matalan and Lidl forms a major intrusion into the 
scale and grain of the town centre.  Although close to 
the town centre, it adjoins an area to the east that is 
clearly not of a town centre character, and, not being 
contained by other areas of town centre qualities, it 
is therefore not included.

7). Midland Road
Midland Road, like Cambridge Street, is a busy edge 
of town centre shopping street, in this case largely 
focussed on fast food and passing traffi c.

Midland Road connects directly to the town core 
area at Market Street and the north side of the 
Swansgate Shopping Centre.  On the north side of 
the road, the shops consist generally of small two 
storey terraces, now much extended and of little 
intrinsic value.  However the direct visual connection 
to Market Street and a long row of substantial 
terraced houses beyond the Victoria Road turning 
give it an association with the town centre.  The 
Church of All Saints on the south side of the road is 
a major landmark and, together with some nearby 
Buildings of Townscape Merit, combine to give a 
general standard of townscape quality suffi cient to 

3). Buckwell End and Rock Street
Buckwell End also retains a peculiar and distinctive 
road layout that preserves the original medieval 
arrangement.  Although the quality of buildings and 
the streetscene generally in this area is quite low, its 
strong historic association with the town’s medieval 
street pattern warrants inclusion in the Conservation 
Area.  

Rock Street is included because it provides a near-
complete example of 19th century development 
associated with the boot and shoe industry.  The 
close integration of the factory in this street with 
houses and local facilities is an interesting and 
important feature.

Bassetts Close park has not been included within 
the new Conservation Area because of its poor 
association with the town centre and weakly-defi ned 
boundary.  As a park, it is suburban rather than urban 
in character.

4). West Street
Although there are few buildings of historic interest 
along West Street, the winding road alignment is 
demonstrably medieval in origin, and an ancient 
stone wall defi nes it on its east side.  A staggered 
row of early 20th century semi-detached houses , 
whilst not intrinsically special, are distinctive of the 
locality and have a collective appeal.  The early 
Methodist chapel situated at a point where the road 
narrows and twists is a point of distinctive character 
that also justifi es Conservation Area inclusion. The 
AAP site between West Street and the High Street is 
included in the Conservation Area, not least because 
of its close association with the High Street and 
containment by appropriate areas of interest around.

The area west of West Street is not included 
because of the marked change in building character, 
scale, mass and layout along West Villa Road.

5). High Street, St John’s Street, Park Road, 
Church Street area
This area also contains elements of the medieval 
street pattern and road widths. Although the area 
contains few listed buildings it does have a number 
of Buildings of Townscape Merit that demonstrate 
that the area has a rich built heritage.  

In the Havelock Street-Park Road area the town 
centre area merges gradually into Victorian suburbia 
to the north-east and there is no clearly defi nable 
change in character.  However the boundary along 
St John’s Street is clearly defi ned because of the 
signifi cant changes resulting from recent large-scale 
development to the north of the road that contrast 
with the small scale and tight grain of the traditional 
townscape to the south.  (Old stone walls along 
Outlaws Lane are an interesting feature along an 
ancient lane, but there is insuffi cient remaining 
historic character or townscape quality to justify 
extending the Conservation Area boundary up to the 
path).  

Although Park Road has some suburban 
characteristics, it is included in the new Conservation 
Area because it remains tightly defi ned, includes 
some mixed uses and has an interesting terrace 
of Victorian houses on either side that retain many 
original features.

6). Alma Street, Victoria Road, Cambridge Street 
area
Cambridge Street is a busy edge of town core 
shopping street containing several listed buildings 
with almost all other buildings being of townscape 
merit.  The street has a near-continuous and well-
defi ned frontage, and although there are varying 
degrees of loss of building detail, it is nonetheless 
a street of good townscape quality, well worthy of 
inclusion in the expanded Conservation Area.  
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Townscape Merit making it a high quality urban 
setting.  Approaching the town centre along this 
road, the church spire is clearly visible.  

Moving westwards along the road its character 
gradually changes, the development along it 
becoming less dense and more leafy and suburban 
in character.  Again, there is no immediately obvious 
point at which the character or quality of the road 
changes, but a new Conservation Area boundary is 
proposed along Sharman Road to the south and on 
the north side of the road as just before the large 
Oxford House offi ce block is reached there is a more 
obvious local change of character.

7.1.2 RECOMMENDATION

In light of the above considerations it is 
recommended that the existing Conservation Area is 
enlarged to incorporate those areas contained within 
the red line shown on Figure 19.  

warrant its inclusion in a new Conservation Area. 
Midland Road runs east into a more suburban area 
towards the station, but the Castle Street turning 
opposite the end of the long terrace of houses on 
the north side, which do not themselves warrant 
inclusion, forms a logical boundary.  East of here 
development densities reduce and the houses 
become more suburban in character. 

8 Castle Street, Irthlingborough Road, London 
Road, Commercial Way
This area has undergone some signifi cant 
changes in the post-war period, mostly through the 
development of the Swansgate Shopping Centre 
and associated multi-storey car park and the Castle 
Theatre.  The area is centred along part of the valley 
of the Swanspool Brook that connects to the wider 
town centre green space that is Croyland Gardens.  

The area is identifi ed as having county 
archaeological interest, and the edge of the medieval 
settlement is defi ned in this area by Castle Road.

The area has also been associated with the town’s 
industrial past, notably apparent in the town museum 
that was originally a boot and shoe works.  

The cattle market was also situated in this area, and 
a fi ne range of buildings, now associated with the 
Castle theatre, is a survival of this.

Although Castle Street has a well-defi ned and 
attractive leafy setting and some interesting, good 
quality buildings, it is considered to be too peripheral 
for inclusion in the town centre conservation area, 
not least because it is fundamentally suburban in 
character without the essential characteristics that 
defi ne the town centre.  The London Road cemetery 
is a high quality green space with associated 
listed buildings and is the town’s planned Victorian 
cemetery. It is therefore included in the new 

Conservation Area.

The Swansgate Shopping Centre and associated 
multi-storey car park clearly have no intrinsic 
qualities that would normally qualify them for 
inclusion in a Conservation Area, but, situated in the 
heart of the town centre and contained by areas of 
Conservation Area quality, they are included in the 
new area.

9 Swanspool Gardens and Croyland Gardens
Situated on the south side of the brook, the park was 
formerly part of the private gardens of Swanspool 
House that defi nes the southern end of Silver Street.

The park has many of the qualities of a traditional 
town park including formal fl owerbeds, tennis 
courts, bowling greens, a rose garden and a parks 
department building.  Houses fronting the park at 
Swanspool Gardens defi ne a southern edge of the 
proposed Conservation Area.

North of the Swanspool Brook, Croyland Gardens 
are situated close to the town centre and have a 
close historic association with Croyland Abbey, Tithe 
Barn and a former zoological park that was situated 
on this site.  The fi ne landscape setting so close to 
the town centre is well worthy of inclusion into the 
new Conservation Area and a strong belt of mature 
trees on the west side of the Morrisons car park 
defi nes a logical boundary beyond which there is a 
suburban post-war housing estate.
 
10 Oxford Street
The eastern end of Oxford Street relates closely to 
Silver Street.  Like that road it follows a medieval 
alignment and has always been the main route west 
out of town.

At its eastern end, the road is well defi ned by 
both several listed buildings and by Buildings of 
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08
Conservation Area Management Plan

8.1 Introduction

The Council, having designated a Conservation 
Area, has a duty to formulate and publish proposals 
for the preservation and future enhancement of 
Conservation Areas.  This section of the appraisal 
sets out the proposed approach to the management 
of the Conservation Area.  Table 1 provides a 
summary of the Management Plan proposals.  

Having identifi ed potential threats and elements 
within and immediately adjacent to the proposed 
Conservation Area (Section 6.5) which detract from 
its character or appearance, the Conservation Area 
Management Plan puts forward proposals to address 
these issues and further enhance the Conservation 
Area.  

The Management Plan is the fi rst step in seeking 
improvements to the Conservation Area.  However, 
there is a degree of overlap with other Council 
initiatives currently being undertaken as part of 
efforts to secure the wider regeneration of the town 
centre.  These include the Wellingborough Town 
Centre Area Action Plan (AAP) which provides 
the overarching strategy and framework for 
regeneration, as well as supporting documents in the 
form of the Public Realm Strategy and Shop Fronts 
and Advertisement Design Guide, both of which are 
adopted as Supplementary Planning Documents 
(SPDs).  Where relevant these documents are 
referred to below.  

8.1.1 Area Action Plan and Control of 
Development 

The AAP forms the spatial strategy for the 
regeneration of the town centre.  It provides 
the focus for improvements and assists in the 
coordination of development activity and investment.  

The conservation and enhancement of the town 
centre’s heritage and respect for its historic buildings, 
links and views are identifi ed as a specifi c objective 
of the AAP (Objective 4).  The AAP recognises 
that Wellingborough town centre will undergo 
signifi cant change in the coming years and that 
future development will need to be accommodated 
sensitively within an existing historic context.  The 
special qualities of the town centre should be 
respected and maintained with new development 
designed to make a positive contribution to the look 
and feel of the town centre as a whole.  

This Conservation Area Appraisal is prepared in 
furtherance of Policy WTC12 (Heritage) of the AAP, 
which specifi cally identifi es the preparation of a 
characterisation study as part of a review of the 
Conservation Area and its setting.  Policy WTC12 
states that the architectural and historic fabric of 
the town centre will be protected and enhanced 
in relation to listed buildings and other buildings 
forming an integral part of the Conservation Area 
and its setting, the opening up of new views of 
All Hallows Church, its historic street pattern and 
morphology (scale, grain and compactness) and the 

investigation and analysis of archaeological remains 
(see Section 2.1).  The policies of the AAP form the 
basis of decisions regarding development within 
the town centre and the enhancement of the public 
realm.  

The AAP envisages the introduction of major new 
attractions within the town centre, but recognises 
that such development will need to be introduced 
with care and sensitivity to ensure that they 
capture the essence of the market town, including 
its fi ne-grained mix, intimacy and convenience.  
It is designed to focus future investment and 
development towards areas of opportunity which 
can deliver positive change for the town centre.  Five 
Development Opportunity areas have been identifi ed 
for redevelopment, each comprising one or more 
sites, with the focus on their potential to deliver the 
Plan’s objectives.  
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Table 1.    

   Wellingborough Conservation Area Management Proposals

No. Issues to be addressed Recommendations for future management of the Conservation Area

1 Legacy of development out of context 
with the historic townscape

Opportunities for enhancement of the townscape through intervention in the form of: 

Redevelopment of sites and/or areas of weak townscape with sensitively designed development that would preserve or enhance the character or appearance of the 
Conservation Area and/or its setting in accordance with the Area Action Plan. Rigorous assessment of development proposals / application of good urban design 
practice and early negotiation to ensure meaningful dialogue.  

2 Areas of poorly defi ned or weak 
townscape

3 Indifferent and poor maintenance  Establish a Buildings at Risk Survey (BAR) for the Conservation Area to focus on Listed Buildings and buildings of townscape merit.  

Consider using the Council’s Statutory Powers in respect of Urgent Works Notices and Repairs Notices in appropriate cases, to prevent historic building stock 
falling into decay.  

Consider establishing a building maintenance and enhancement grant scheme to assist with essential maintenance of historic buildings (Listed Buildings and 
buildings of townscape merit).  

4 Loss of historic fabric and architectural  
detail 
(including industrial heritage)

Consider the introduction of an Article 4 Direction to prevent the loss of remaining historic fabric and architectural details

Consider introducing a building maintenance and enhancement grant scheme, which would assist with the repair and reinstatement of appropriate historic details 
where these are damaged or lost (see 3 above)  

5 Poor quality shop fronts Implement the Shop Front and Advertisement Design Guide SPD, which provides guidance to raise standards of shop front design.  

Recommend inclusion of a category for the maintenance and reinstatement of shop fronts in the proposed grant aid scheme for listed buildings and buildings of 
townscape merit.  

6 Important locations with poor or 
indifferent quality public realm 

Introduce environmental / public realm enhancements of important Conservation Area locations where poor or indifferent townscape quality exists.  

Implement public realm improvements in acordance with the Town Centre Public Realm Strategy SPD.  

7 Obtrusive outdoor advertisements Review existing advertisement hoardings with consideration given to their appropriateness for the proposed enlarged Conservation Area.  Consider potential to 
issue Discontinuance Notices to seek the removal of harmful advertisement hoardings.  

8 Education / information programme Prepare appropriate educational information to advertise and explain any changes to the Conservation Area.  
Notify businesses, residents and others with an interest in the Conservation Area to explain its meaning and where appropriate their responsibilities.  

9 Monitor and review processes Establish a monitor and review procedures, to include: 
-  Photographic baseline survey; -  A 5 year review of the Conservation Area (fi rst review suggested 2014);  -  Establish a reporting procedure to monitor progress 
on the recommended actions.  

10 Resources Review staffi ng and fi nancial resources to facilitate the most effective implementation of the Conservation Area Management Plan.  
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8.2 Enhancement through intervention

The Conservation Area Appraisal has identifi ed the 
presence of a range of detracting features (Section 
6.5) within the proposed Conservation Area.  In 
particular these include: 

-  A legacy of poorly designed development which is 
out of context with the historic townscape; and 

-  Areas of poorly defi ned or weak townscape, 
including voids.  

These areas would benefi t from enhancement 
through appropriate levels of intervention in terms 
of built development or enhancement of the public 
realm.  

8.2.1 RECOMMENDATION

The areas identifi ed are largely, although not always, 
synonymous with the Development Opportunity Sites 
in the AAP.  Figure 20 identifi es those areas where 
enhancement of the Conservation Area through 
appropriate intervention would be desirable through 
sensitive redevelopment of these locations or 
enhancement of the public realm.  

The nature of the potential interventions are 
identifi es as follows:  

-  Potential Enhancement through redevelopment 
(small to moderate sites/areas); 

-  Major townscape enhancement opportunities 
through comprehensive redevelopment (large sites/
areas); 

-  Townscape enhancement opportunities for sites 

affecting the setting of the Conservation Area (sites 
located immediately adjacent to the proposed 
Conservation Area boundary);  

-  Potential enhancement through public realm 
improvements.  

Sites which overlap with those of the AAP should be 
developed in accordance with the general and site 
specifi c policies set out in the AAP.  

Sites identifi ed in this appraisal but not specifi cally 
identifi ed within the AAP would also be desirable 
to be redeveloped in a manner which is sensitive 
to their historic context, in order to secure the 
enhancement of the Conservation Area.  Proposals 
should accord with Policy WTC12 (Heritage) and 
the other general policies of the AAP, and have 
clear regard to the character or appearance of the 
Conservation Area as detailed by this appraisal.  

Sites which have been identifi ed by this appraisal as 
potential locations suitable for enhancement through 
redevelopment, but which are not specifi cally 
referred to the in the AAP, would be managed 
through the normal development control process 
with particular regard for the impact of proposals on 
their historic setting.  Although there are no specifi c 
policies or site briefs for the redevelopment of these 
sites, any future proposals for change would be 
encouraged, provided that they result in the positive 
enhancement of the Conservation Area.  

Retention of historic fabric and form: With 
signifi cant change anticipated within the town centre 
area the retention of Wellingborough’s surviving 
historic fabric and urban morphology is particularly 
important, to ensure wholesale redevelopment does 
not sweep away its remaining historic assets. Such 
features ensure continuity and represent the intrinsic 
cultural fabric of the town.  

Listed buildings: Listed buildings are protected 
by law and their demolition is unlikely to ever 
be sanctioned in all but the most exceptional of 
circumstances and would require the strongest 
justifi cation.  Any works affecting a listed building’s 
architectural or historic interest also require consent.  
Consequently they are generally well protected.  
However, owners are not obliged by law to maintain 
their buildings in good order and so can be 
vulnerable to neglect.  

Buildings of Townscape Merit:  This appraisal 
has identifi ed ‘buildings of townscape merit’, which 
make a positive contribution to the townscape of 
Wellingborough, often displaying qualities of age, 
style, materials and architectural interest.  These 
buildings, together with the listed buildings, form the 
backbone of the Conservation Area and represent 
areas of positive townscape.  In accordance with 
guidance in PPG15 Planning and the Historic 
Environment (para. 4.27), the general presumption 
should be in favour of retaining buildings which 
make a positive contribution to the character or 
appearance of the Conservation Area.  Proposals for 
the demolition of such buildings should be assessed 
against the same broad criteria as proposals to 
demolish listed buildings (PPG15 para. 3.16-3.19).  

There is therefore a general presumption that 
buildings of townscape merit should be retained 
and protected against demolition.  In exceptional 
cases, where proposed development would bring 
about substantial benefi ts for the community, this 
would be weighed against the arguments in favour of 
preservation (PPG15 para. 3.19 iii).     

It is recognised that the preservation of such 
buildings may sometimes come into confl ict with the 
regeneration proposals coming forward through 
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English Heritage to underwrite Urgent Works Notices 
for statutory listed buildings within Conservation 
Areas.  This is to encourage and support local 
authorities in the use of their statutory powers 
to ensure that work urgently necessary for the 
preservation of a vacant or partly occupied listed 
building is undertaken.

Repairs Notices can only be served on statutory 
listed buildings and only if it is considered that the 
building is not being properly preserved.  Repairs 
Notices can require specifi c works to be undertaken 
that are reasonably necessary for the proper 
preservation of the building.  They are usually a 
prelude to the Compulsory Purchase process.  

8.3.3 RECOMMENDATION

Where appropriate the Council will exercise these 
powers where statutory listed buildings and unlisted 
buildings or townscape merit are found to be falling 
into decay.  

8.4 Building maintenance and enhancement 
grant scheme

It is the Council’s objective to ensure that the 
historic building stock (both listed and unlisted) 
and its associated fabric and features of interest 
(which are at the heart of the Conservation Area’s 
special character) are preserved and maintained 
to an appropriate standard.  Maintenance and 
enhancement will be encouraged and where 
appropriate supported by the local authority.  

the AAP.  However, it is anticipated that the detailed 
consideration of these sites will provide opportunities 
to retain such buildings as part of the new 
developments. The preservation of these buildings 
will be an important factor, but due regard must also 
be given to other relevant material considerations.    

Other features of interest: Where other signifi cant 
features such as remnant historic paving survive,  
every effort should be made to retain such features 
where these make a positive contribution to the 
special qualities of the Conservation Area.  

It is important to note that an appraisal can never 
be fully comprehensive and any survey is limited to 
observations obtained from the public highway or 
other accessible land.  Failure to mention a particular 
feature, element or detail does not imply that it is of 
no importance to the character or appearance of the 
Conservation Area.  

8.3 Buildings at Risk survey and statutory 
powers

The appraisal has identifi ed some examples of 
poor maintenance affecting both listed buildings 
and unlisted buildings of townscape merit within the 
Conservation Area.  Empty buildings are particularly 
vulnerable, although some occupied premises 
also suffer from a lack of essential maintenance.  
However, this appraisal is not in itself a building 
condition survey.  

English Heritage (EH) periodically undertake a 
Buildings at Risk (BAR) survey for Grade I and 
Grade II* Listed buildings in order to establish the 
condition of these buildings.  However, Grade II listed 
buildings and unlisted buildings are not covered by 
the EH survey.  

8.3.1 RECOMMENDATION

In addition to the survey undertaken by English 
Heritage it is recommended that the Council 
undertakes its own BAR survey.   Such a survey 
should include Wellingborough’s listed buildings and 
unlisted buildings of townscape merit, as these form 
the basis of the town’s architectural and townscape 
interest.  

The survey information is used to determine whether 
any buildings are deemed to be at risk from decay or 
neglect and to monitor their condition.  It is also used 
as a sound basis for directing available resources, 
such as grant aid (see below) towards those 
buildings most in need to assistance.  The survey is 
also be used to inform decisions regarding potential 
use of the Council’s statutory powers in order to 
secure the preservation of the town’s historic fabric.   

8.3.2 Statutory powers

Owners of listed buildings (and unlisted buildings) 
are under no statutory obligation to maintain their 
properties in good repair, although it is generally 
in their interests to do so.  However, the Council 
has statutory powers in the form of Urgent Works 
Notices and Repairs Notices to take action where the 
condition of a building has deteriorated to the extent 
that its preservation may be at risk.  

Urgent Works Notices can be served on the 
unoccupied parts of both listed and unlisted buildings 
in Conservation Areas (although an Urgent Works 
Notice can only be served on unlisted buildings 
where their preservation is important for maintaining 
the character or appearance of the area).  Under 
certain circumstances grants are available from 
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8.4.1 RECOMMENDATION

To assist in the preservation and maintenance of 
Wellingborough’s heritage a building maintenance 
and enhancement grant scheme is recommended.  
The aim of the grant scheme is to: 

-  Encourage good maintenance practice and assist 
with necessary repairs to prevent deterioration and 
reduce the threat of damage or loss of historic fabric; 

-  Retain and repair surviving historic fabric and 
period features such as windows, chimneys, doors or 
decorative features etc. in preference to their loss or 
replacement with modern alternatives; 

-  Encourage the reinstatement of historically and 
architecturally accurate details and materials in 
buildings which have been degraded through the 
damage or loss of such elements e.g. as a result 
of the installation of inappropriate replacement 
windows, roof tiles, the removal of chimneys or other 
important architectural elements; and

-  Seek the reinstatement of high quality shop fronts 
and the repair or enhancement of existing period 
shop fronts, together with the reinstatement of lost or 
damaged details where appropriate.  

The Council is advised to examine opportunities for 
establishing a grant aid scheme to enable assistance 
to be given to owners and occupiers to preserve and 
where appropriate enhance their buildings where 
these make a positive contribution to the character or 
appearance of the Conservation Area.  The Council 
will help resource improvements to: 

-  Statutory listed buildings; 

-  Unlisted buildings of townscape merit; 

-  Shop fronts within buildings in either of the above 
categories; 

-  Unlisted buildings of townscape merit associated 
with Wellingborough’s industrial heritage, particularly 
surviving buildings associated with the former Boot 
and Shoe industry.  

An emphasis should be placed on buildings in these 
categories which are identifi ed as being in a poor 
condition or ‘at risk’, following the BAR survey and 
those buildings where essential maintenance would 
prevent further deterioration or loss.  

To help establish a grant aid scheme the Borough 
Council of Wellingborough is recommended to 
seek conservation-related grant funding.  Possible 
sources of assistance include ‘Partnership Schemes 
in Conservation Areas’ through English Heritage. 
Funding through this method is designed to ensure 
the long term sustainable future of Conservation 
Areas and requires match funding from the local 
authority.  In addition, funding will be sought from 
the Townscape Heritage Initiative (THI) programme 
supported by the Heritage Lottery Fund.  THI grants 
are aimed to help communities to regenerate 
Conservation Areas displaying particular social and 
economic need, through repairs and other works to 
historic properties within those areas, and to improve 
the quality of life.  

8.5 Shop front enhancement grant scheme

Poor quality shop fronts and inappropriate forms of 
advertising have been identifi ed by this appraisal 
as a detracting feature in some parts of the 
Conservation Area.  As part of the co-ordinated 
approach to improvements to Wellingborough 
town centre as a whole, a Shop Fronts and 

Advertisements Design Guide SPD has been 
prepared in parallel with the CAA.  This provides 
guidance and advice on shop front design and 
appropriate forms of advertising within the town 
centre area.  This guidance is applied through the 
normal development control process, to proposals 
for new or altered shop fronts and applications 
for advertisement consent in order to achieve a 
consistent approach and raise standards across the 
town centre.    

8.5.1 RECOMMENDATION

In addition to the design guide the Council will 
encourage high standards of shop front design 
to enhance the quality and experience of the 
town centre environment.  To assist retailers and 
businesses within the Conservation Area implement 
high quality new shop fronts it is recommended that 
the Council examines opportunities for establishing a 
grant aid scheme to provide fi nancial assistance for 
such improvements.  

Grant aid assistance for shop front improvements 
would form part of the building maintenance and 
enhancement grant scheme identifi ed above.  In 
the event that a grant aid scheme is established 
it is anticipated that assistance for shop front 
improvements would form a distinct category for 
works eligible for grant aid.   
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20 as sites for ‘Potential enhancement through 
Public Realm improvement’.  Sites have been 
identifi ed on the basis of their status as important 
locations within the street hierarchy of the town 
centre, such as gateway locations or nodes, their 
current condition and the perceived benefi ts to the 
appearance and function of the Conservation Area 
that would result from their enhancement.  

Table 2 overleaf provides a summary of these 
locations and the nature of potential enhancements.  

Targeted improvements to these key locations should 
take the form of an enhanced streetscape, through 
the application of principles aimed at reducing clutter, 
minimising the intrusion or dominance of traffi c, co-
ordinated design and materials and strengthening 
local character.  Where present, historic features 
will be retained in order keep their individuality and 
sense of place.   

Where appropriate, sources of external funding 
will be sought to help facilitate public realm 
enhancements of this nature. Potential sources of 
funding include: 

-  English Heritage Grants for War Memorials for 
potential enhancement of the setting of the Broad 
Green War Memorial; and

-  Local Transport Plan funding for schemes 
contributing towards meeting national targets in the 
four key priority areas of Congestion, Accessibility, 
Safety and Environment.  

The Council is advised to examine other potential 
sources of funding which may be available and these 
should be explored in concert with the PRS.  

8.6 Article 4 Directions

The incremental loss of historic fabric in the form 
of inappropriate replacement windows, removal of 
chimneys and replacement of traditional roofi ng 
materials with modern alternatives, has been 
identifi ed as having had a degrading effect on 
the character and appearance and quality of the 
townscape.  

8.6.1 RECOMMENDATION 

In tandem with the establishment of a grant 
aid scheme to maintain and reinstate accurate 
architectural and historic details on buildings, the 
Council is encouraged to assess whether there is 
a requirement to establish an Article 4 Direction 
or Direction. This would require the approval of 
the Secretary of State and would remove the 
permitted development rights to undertake certain 
works to particular properties without fi rst making a 
planning application, to establish whether proposed 
works would be in the interests of preserving or 
enhancing the Conservation Area. This would 
require replacement of windows or roof materials, 
for example, to require planning permission, which 
would have resource implications for development 
control.  
 
If pursued, a detailed survey of the listed buildings 
and unlisted buildings of townscape merit would be 
required to determine the extent of surviving fabric 
and confi rm whether the removal of certain permitted 
development rights is considered reasonable and 
necessary in order to pre-empt any further loss of 
historic fabric.  

A ‘carrot and stick’ approach is recommended, with 
a building maintenance and enhancement grant 

scheme running in parallel with the potential Article 
4 Direction to encourage owners and occupiers to 
reinstate appropriate features where these are found 
to have been lost.  
  
8.7 Public realm enhancements 

Streets provide the setting for our buildings and 
form the backdrop to our everyday lives.  Certain 
key locations represent important spaces, nodes 
or gateways for the Conservation Area.  At present 
a number of these are of indifferent or poor quality 
suffering from traffi c-dominated spaces, clutter or 
low quality materials resulting in unsightly townscape 
with limited character and appeal.  Such places 
would benefi t from enhancement and a co-ordinated 
response is required to achieve a step change in 
quality of the town’s public realm.

In response to these challenges the Council has 
commissioned the preparation of a Public Realm 
Strategy (PRS) for the town centre area in support 
of the AAP and in parallel with this Conservation 
Area Appraisal.  The PRS examines the quality and 
nature of the town centre environment and is also 
recommending improvements to particular locations 
as well as proposing a palette of replacement 
surface materials and a suitable family of street 
furniture.  Improvements to the public realm within 
the Conservation Area should therefore take 
cognisance of the PRS and be entirely consistent 
with the choice of materials and street furniture.  

8.7.1 RECOMMENDATION

This appraisal has identifi ed a number of locations 
as primary candidates for improvements to the 
Conservation Area.  These are indicated on Figure 



Table 2.    N/B This table should be read in conjunction with the Figure 20.  

 Summary of public realm enhancement projects related to the Conservation Area

No. Location Priority Status Summary of potential enhancement opportunity

1 Market Street / Silver Street crossing Public Realm Strategy Focus Area Provide enhanced road surface materials and pedestrian crossing arrangements to visually and physically link 
Market Street to the other side of Sheep Street and provide an improved setting for The Hind Hotel.  

2 Gloucester Place Public Realm Strategy Focus Area Create an interesting public realm that includes strategic planting, good lighting and a range of street furniture 
that will support its potential role as a social space within the town;

3 The Castle Theatre entrance and 
Swanspool Brook corridor

Public Realm Strategy Focus Area Create A new landscaped space / square in the cultural quarter to create a positive setting for the destination 
cultural buildings. This might take the form of hard landscaped plaza with ample seating, Public art, good lighting 
and formal planting

4 Victoria Road / Cambridge Street 
junction

Preferred location for Conservation 
Area public realm enhancement 

Reorganise parking to create a small green space / or square and opportunity for “alfresco” dining.  

5 Sheep Street / London Road gateway Preferred location for Conservation 
Area public realm enhancement

Remove street clutter, improved connections across Sheep Street. Gateway landscape improvements including 
an improved setting for the existing public art, a more inviting entrance to the Castle Way pedestrian connection, 
carriageway narrowing and footway widening. Opportunities for new street tree planting. “Decluttering” signage 
to improve the setting for adjacent heritage buildings and enhance views to Swanspool House.

6 Herriotts Lane / Salem Lane area Preferred location for Conservation 
Area public realm enhancement

Notable space with a sense of place.  Potential road and paving surface treatment enhancements to create a 
small square.  Tree planting or a feature tree as a foil to hard landscaping (where possible).  

7 Wellingborough War Memorial Preferred location for Conservation 
Area public realm enhancement

Potential improvements to the war memorial setting including uplighting and hard landscape improvements to 
the road surface in front of the memorial to reduce the dominance of the road space.

8 Springhill (High St, Gold St, Harrowden 
Road junction)

Preferred location for Conservation 
Area public realm enhancement

Opportunities for junction tightening and carriageway narrowing to win back pedestrian space

9 Buckwell Green Preferred location for Conservation 
Area public realm enhancement

Junction tightening, landscape improvements and tree planting to reinstate Buckland Green as a green space 
and a town centre gateway

10 Rock Street / Short Lane junction Preferred location for Conservation 
Area public realm enhancement

Retain and repair feature remnant historic paving (pink granite cobbles) and distinctive iron kerb edgings, with 
potential improvement to surface treatment around this junction.  

11 Jacksons Lane / Short Lane junction Preferred location for Conservation 
Area public realm enhancement

Retain and repair feature remnant historic paving (cobbled Square and dish channel), with potential improvement 
to surface treatment around this junction.  

12 West Street / Oxford Street gap Preferred location for Conservation 
Area public realm enhancement

Small park and gateway landscape at bottom of West Street.  

13 Oxford Street / High Street Preferred location for Conservation 
Area public realm enhancement

Junction improvements and enhanced surface treatment to pedestrian areas around junction.  Possible 
reinstatement of former central lamp ‘feature’ at junction.  
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management plan.  

8.10 Monitoring and Review

By monitoring and reviewing the Conservation Area 
Appraisal’s associated management proposals it 
will be possible to assess the effectiveness of these 
approaches to the conservation and management of 
Wellingborough’s historic environment.   

8.10.1 RECOMMENDATION

The following monitor and review procedures are 
therefore recommended: 

Photographic Baseline: It is suspected that 
in some instances changes which have taken 
place previously may have involved unauthorised 
alterations.  In order to help monitor changes 
resulting from the implementation of approved 
schemes or unauthorised alterations the Council 
is encouraged to create a dated photographic 
record of the Conservation Area.  This will provide 
an important baseline for measuring changes, 
monitoring the physical condition of buildings, 
establishing whether unauthorised alterations have 
been undertaken and act as a tool to assist with any 
subsequent enforcement action.  

Once established the record will be maintained and 
kept up to date on a regular basis in order ensure 
its continued usefulness, as enforcement action is 
unable to be taken unless unauthorised works can 
be shown to have been undertaken in the previous 
four years.  

Reviewing and Updating: Conservation appraisals 
are required to be kept up to date and reviewed 
regularly.  English Heritage recommends that a 

8.8 Outdoor advertisements

Commercial advertising forms part of a thriving town 
centre environment and are an accepted part of our 
townscape, particularly when associated with shops 
and business premises.  If well designed, advertising 
can make a positive contribution to the character of 
the townscape and affords opportunities for our town 
centres to display individuality and distinctiveness.  
However, PPG19 Outdoor Advertisement Control 
(paras. 22-23) recognises that it is reasonable to 
expect more exacting standards of advertisement 
control within Conservation Areas.  

As indicated above a Shop Front and Advertisement 
Design Guide is currently being prepared alongside 
this appraisal.  It will be expected that the 
advertisement guidance shall be applied to proposals 
requiring advertisement consent through the normal 
development control process, in order to achieve a 
consistent approach to advertisement control and to 
raise standards across the town centre.   

A number of large advertisement hoardings are 
present within the proposed Conservation Area 
and these appear as dominant features within their 
locale to the detriment of the visual amenity of the 
surrounding areas.  These are not considered to 
preserve or enhance the character or appearance of 
the proposed Conservation Area.  

8.8.1 RECOMMENDATION

The Council is recommended to review the status 
of all existing advertising hoardings to determine 
whether it is appropriate to issue a Discontinuance 
Notice requiring removal of any advertisement 
hoarding deemed to be particularly unacceptable by 
reason of causing “substantial injury to amenity” as 

described by PPG19 (para. 29).   

8.9 Education, information and partnership

To raise awareness of the proposed Conservation 
Area it is anticipated that it will be appropriate and 
necessary to prepare and publish educational 
information to be available to the general public and 
to advise owners, occupiers and other stakeholders 
(including other Council Offi cers and teams with 
responsibilities for managing the environment 
within the Conservation Area) of the benefi ts, 
responsibilities and requirements that are conferred 
by Conservation Area status.  

8.9.1 RECOMMENDATION

Appropriate information should be prepared following 
confi rmation of any amendment to the Conservation 
Area.  Relevant stakeholders should be contacted 
and informed of these changes, including those 
owners, residents and businesses situated within 
the Conservation Area itself.  In addition, others with 
a reasonable interest in the town should also be 
informed of any changes. Local professional agents, 
such as architects, surveyors, estate agents and 
relevant trades people, such as local builders, shop 
fi tters/shop front security companies should be made 
aware of Conservation Area and its implications.   

The Conservation Area appraisal should be 
accessible to all interested parties and published on 
the Council’s Website.  

Potential for working with stakeholders and 
other interested parties, such as Parish Councils 
and the Civic Society, should be explored.  The 
establishment of heritage partnerships could 
assist with the implementation of aspects of this 
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vi. Provide an annual report on progress with the 
implementation of the management.  

review should ideally be undertaken every fi ve years. 
It is therefore proposed to review the Conservation 
Area again in 2014.  This would be appropriate in 
light of anticipated changes associated with the 
proposed regeneration of the town centre through 
the AAP. 

Monitoring and reporting: To monitor the 
Conservation Appraisal Management Plan and 
establish a reporting procedure to report on the 
Council’s progress with implementing the proposals 
contained herein.  

8.11 Resources

In order to implement the proposals for the 
enhancement and management of the proposed 
Conservation Area, it is likely that additional 
resources will be required.  Potential sources of 
funding have been identifi ed in relation to specifi c 
proposals for enhancement, although they will 
be dependent on successfully securing the 
necessary fi nds in order to be implemented.  The 
management and implementation of a number of 
the tasks identifi ed will place additional demands 
on the Borough Council and particularly on the 
Conservation Offi cer in addition to the day to day 
duties associated with this role.  

8.11.1 RECOMMENDATION

The Council is therefore advised to explore the 
potential for increasing the resources/staffi ng 
available to enable the most effective implementation 
of the proposed Conservation Area Management 
Plan.  

English Heritage can potentially provide grant 
assistance to help establish permanent specialist 

conservation posts in local planning authorities 
where provision is inadequate in relation to heritage 
responsibilities.  Grants are subject to certain specifi c 
requirements and staff appointed must normally 
be professionally qualifi ed and full members of the 
Institute of Historic Building Conservation (IHBC). 

The sources of funding already identifi ed should be 
explored and pursued as a means of securing the 
fi nancial resources required to achieve the stated 
objectives of the management plan.  In particular 
funding will be required for the following specifi c 
tasks: 

a. Establishing a Building maintenance and 
enhancement grant scheme; 

b. Design and implementation of public realm 
enhancement projects; 

c. Securing suffi cient staff resourcing to enable the 
implementation of: 

i. A Buildings at Risk Survey together with the 
exercise of statutory powers as appropriate; 

ii. An assessment of the potential requirement for 
an Article 4 Direction(s) and preparation of any such 
Directions as are deemed necessary;   

iii. Establish and maintain a dated photographic 
baseline record on a regular basis; 

iv. Undertake a review of existing advertisement 
hoardings to determine whether it is appropriate to 
issue Discontinuance Notices; 

v. Prepare and publish educational information 
and establish partnerships to assist with the 
implementation of the management plan; 
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