
Consultation Report - Representations in document order   

Wellingborough Town Centre Area Action Plan 

Description : This is the planning strategy for Wellingborough Town Centre. It forms part of the North 
Northamptonshire Local Development Framework. Once adopted, it will guide where and how 
development should take place over the coming years up 2021.  

Total representations for draft (in this report) = 114 

Wellingborough Town Centre Area Action Plan - Submission Version 

Item ID / Name ID / 
Type Summary Representation 

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

1002 
Mrs Lisa 
Maric 
(Highways 
Agency)  

2782 
Sound  

The Highways is content that the 
overall scope of development to 
be accommodated within the 
town centre appears to be 
consistent with that set out in the 
North Northamptonshire Core 
Strategy. The town centre is the 
most sustainable location for 
development within the borough 
and the opportunities it presents 
to accommodate development 
should therefore be maximised.  

The Highways is content that the 
overall scope of development to be 
accommodated within the town 
centre appears to be consistent with 
that set out in the North 
Northamptonshire Core Strategy. 
The town centre is the most 
sustainable location for 
development within the borough 
and the opportunities it presents to 
accommodate development should 
therefore be maximised.  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

123 
Mrs Judith 
Thompson 
(Wellingbo
rough 
Civic 
Society)  

2791 
Unsou
nd  

The Society has been involved 
in all the Community 
Involvement meetings and find 
that our repesentations have not 
been taken into account in the 
final draft. 
 
The Society gave the Council a 
petition of over 1300 names of 
persons wishing to have the Old 
Drill Hall included in the plan, 
this was completely ignored. We 
also wanted a Heritage area, 
including the Drill hall and 10 
High Street Place and the other 
listed buildings in the area put in 
place. 
 
Also suggestions were made for 
the Market and Market Square. 
 
The Society is against the 
amount of compulsory purchase 
orders and demolitions which 
are to take place. These will 
destroy the character of the 
town. 
 
The Council is not upholding its 

The Society is against the amount 
of compulsory purchase orders and 
demolitions which are to take place. 
These will destroy the character of 
the town. 
 
The Council is not upholding it's 
objective 4 which says they wish to 
conserve and enhance the centre's 
heritage, architectural fabric and 
historic buildings, links and views. 
 
Therefore we feel that compliance 
with the Statement of Community 
Involvement has not been upheld.  



Item ID / Name ID / 
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objective 4 which says they wish 
to conserve and enhance the 
centre's heritage, architectural 
fabric and historic buildings links 
and views. 
 
Therefore we feel that 
compliance with the Statement 
of Involvement has not been 
upheld.  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

597 
Ms Shelly 
Harris 

2800 
Sound  

Sound as long as sustainable 
and does not increase modal 
shift.Believe business premises 
should be retained/expanded to 
ensure Wellingborough 
becomes competitive and 
retains market town status as 
well as attractive strong 
townhold. 
 
Whilst I appreciate that support 
for or against has to be qualified 
via a system of methodology I 
find the soundness test very 
annoying and obstructuve. It is 
very technical and hard to 
understand when one only 
wants to comment regarding this 
DPD 
 
For a layperson soundness test 
etc can be very demanding in 
understanding the principles of 
this method alone yet alone 
trying to respond to the basic 
principles of the plan ie I would 
like a bigger market and more 
toilets plus a cinema etc 
 
A open boulevard is good and I 
would also welcome 
incorporation of the 
embankment and its waterside 
facilities more. 
 
I would like a bigger market, 
more toilets and a cinema 
 
All of this I find hard to follow 
and all I wnated to say was that I 
welcome and support an area 
action plan for Wellingborough 
to bring it up to date and 

I welcome and support an area 
action plan for Wellingborough to 
bring it up to date and advance its 
commercial viability as well as the 
quality of life for residents and 
visitors. 
 
A open boulevard is good and I 
would also welcome incorporation 
of the embankment and its 
waterside facilities more. 
 
I welcome a more vibrant market 
place as Wellingborough is a 
Market town and the very 
identification of this supports a 
growing vibrant market. 
 
Retention and restoration of old 
facades would be a welcome 
improvement as they speak for the 
history of Wellingborough. 
 
I would welcome a more comsumer 
friendly format of consultation not 
one that is incredibly daunting and 
hard to understand 
 
Whilst the examiner revolves in a 
world of "soundness" and its 
associated format the populace 
does not and I wasa given the 
impression that these plans are 
going to be adopted for the 
populace 
 
Consultation should encourage 
participation not discourage 
 
I find the given format prevents one 
from responding satisfactorily on a 
format that allows them to express 
themselves 
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advance its commercial viability 
as well as the quality of life for 
residents and vsitors. A open 
boulevard is good and I would 
also welcome incorporation of 
the embankment and its 
waterside facilities more. I 
welcome a more vibrant market 
place as Wellingborough is a 
market town and the very 
identification of this supports a 
growing vibrant market. 
 
As well as this I look forward to 
the retention of open spaces and 
gardens and wonder why 
allottment provision could not be 
incorporated into the town centre 
to publicise the sustainability of 
this way of life and promote the 
provision//vision of growing your 
own to sell at the market, it 
would open up the link to the 
growth of food and its cycle to 
our tables.I welcome a shop 
front design principle as long as 
everything did not become a 
homogenous corporate face. 
 
Wellingborough has some nice 
architecture although it has been 
damaged and covered over 
inappropriately. I despise multi-
storey parking but understand 
that when space is at a premium 
this is unavoidable one would 
welcome underground parking. I 
especially like trams and note 
that m/cr is veyr successful with 
this transport provision although 
I suppose it is expensive to 
initiate. 
 
When would the DPD be 
adopted. And how viable is it in 
the present economic climate. 
 
I hope you find my comments of 
support valid. I'm sorry I found 
the format online very difficult 
and I hope that you can 
comprehend my contributions. 
 

 
Whilst I could have spent in excess 
of 6 hours interpreting all the 
guidance notes in my endeavours to 
fill in the form properly I did not see 
why I should struggle with it 
 
I believe that I would be colluding 
with a format that prevents 
consumer feedback 
 
Please make your formsd more 
consumer friendly if you want more 
participation and desire to elicit the 
views of the populace  
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I look forward to a response 
regarding this and would also 
like to mention about the lack of 
cinema. Years ago 
Wellingborough has one, now 
people have to travel in excess 
of 9 miles to reach one this does 
not seem viable.  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

425 
Ms Ann 
Plackett 
(English 
Heritage)  

2807 
Sound  

While I have not submitted any 
comments on the Development 
Site Opportunities, we reserve 
the right to object to any 
proposals that have an adverse 
impact on the historic 
environment of the town centre, 
at such time that detailed 
proposals come forward for 
consideration.  

While I have not submitted any 
comments on the Development Site 
Opportunities, we reserve the right 
to object to any proposals that have 
an adverse impact on the historic 
environment of the town centre, at 
such time that detailed proposals 
come forward for consideration.  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

1107 
Liz 
Williams 

2809 
Unsou
nd  

I have looked at the document 
and attended the meeting at The 
Tithe Barn. I have lived within 
the borough for 25 years and 
currentlyI live within the area 
covered by the plan. To get to 
work I either walk or drive 
through the town centre. I also 
spend a lot of time walking in 
and around Wellingborough at 
other times of the day and 
evening and on different days so 
I consider than any comments I 
make are based on factual 
knowledge of the area as a 
resident and user of facilities. 
 
Although I agree that 
Wellingborough Town Centre 
needs some redevelopment, I 
believe that the current plan is 
UNSOUND as it is based on out 
of date plans and decisions. 
 
It was evident from the meeting 
that no account has been made 
of changing demographics, both 
nationally and locally, with 
regard to population, nor of the 
impact of finite availability of 
fossil fuels. The Plan assumes a 
vibrant and financial viable 
community of young 
professionals who will want to 

Although I agree that 
Wellingborough Town Centre needs 
some redevelopment, I believe that 
the current plan is UNSOUND as it 
is based on out of date plans and 
decisions. 
 
It was evident from the meeting that 
no account has been made of 
changing demographics, both 
nationally and locally, with regard to 
population, nor of the impact of 
finite availability of fossil fuels. The 
Plan assumes a vibrant and 
financial viable community of young 
professionals who will want to 
spend money locally on 
consumables, leisure, etc. The Plan 
assumes that this will attract both 
visitors and residents from satellite 
villages. 
 
The reality is an increasing ageing 
population (nationally and locally) 
with far less disposable income than 
at present. Although many young 
people are attracted to the town's 
nightlife, they are not necessarily 
financially viable as they exist on 
credit (which is increasingly less 
available) or on parental support 
(thus reducing the future spending 
power of the "grey majority"). 
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spend money locally on 
consumables, leisure, etc. The 
Plan assumes that this will 
attract both visitors and 
residents from satellite villages. 
 
The reality is an increasing 
ageing population (nationally 
and locally) with far less 
disposable income than at 
present. Although many young 
people are attracted to the 
town's nightlife, they are not 
necessarily financially viable as 
they exist on credit (which is 
increasingly less available) or on 
parental support (thus reducing 
the future spending power of the 
"grey majority"). 
 
The reality is a large proportion 
of individuals, single-parent 
families and older family groups 
dependent on benefits. 
 
The reality is a small but 
signifiant drug culture with its 
impact on health, crime, 
employment and dependency on 
social services. 
 
The reality is that 
Wellingborough cannot compete 
with Milton Keynes or 
Northampton or with towns such 
as Corby or Kettering. It could 
base its development on 
remaining a small, interesting 
market town (which it already is) 
in order to attract outsiders. Yes, 
it needs to change and grow but 
it needs to do this in a way that 
is relevant to what it is, rather 
than what it is not. 
 
Change is already happening. 
For example, at the meeting on 
7th July we were told that 
particular site owners had been 
in dicussion with the borough 
council but already those sites 
have new development on them 
and the new owners/tenants 

The reality is a large proportion of 
individuals, single-parent families 
and older family groups dependent 
on benefits. 
 
The reality is a small but signifiant 
drug culture with its impact on 
health, crime, employment and 
dependency on social services. 
 
The reality is that Wellingborough 
cannot compete with Milton Keynes 
or Northampton or with towns such 
as Corby or Kettering. It could base 
its development on remaining a 
small, interesting market town 
(which it already is) in order to 
attract outsiders. Yes, it needs to 
change and grow but it needs to do 
this in a way that is relevant to what 
it is, rather than what it is not. 
 
Change is already happening. For 
example, at the meeting on 7th July 
we were told that particular site 
owners had been in dicussion with 
the borough council but already 
those sites have new development 
on them and the new 
owners/tenants may not be so keen 
to fall in with out-of-date proposals. 
 
The most immediate and crucial 
aspect of the Plan is the relocation 
of Tresham College. There are 
many potential sites but the one 
currently favoured will cause the 
most disruption and in view of the 
current downturn in the economy 
will leave large areas of the town 
demolished and unable to develop 
further for many years. There is 
already a fall in the housing market 
and builders are not completing 
current projects. The location of 
Tresham on the Oxford Street site 
would cause minimum disruption 
and be completed within a realistic 
timescale. Why should the owners 
of the current empty buildings 
dictate what the site should be used 
for (as we were told at the meeting 
on 7th July)? This would appear to 
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may not be so keen to fall in with 
out-of-date proposals. 
 
The most immediate and crucial 
aspect of the Plan is the 
relocation of Tresham College. 
There are many potential sites 
but the one currently favoured 
will cause the most disruption 
and in view of the current 
downturn in the economy will 
leave large areas of the town 
demolished and unable to 
develop further for many years. 
There is already a fall in the 
housing market and builders are 
not completing current projects. 
The location of Tresham on the 
Oxford Street site would cause 
minimum disruption and be 
completed within a realistic 
timescale. Why should the 
owners of the current empty 
buildings dictate what the site 
should be used for (as we were 
told at the meeting on 7th July)? 
This would appear to show that 
someone on the council has a 
personal interest in the outcome.
 
Although at the meeting on 7th 
July we were told that "the detail 
was still in discussion" (evident 
from the way large areas of the 
town centre were air-brushed 
out and the planners present 
could not explain why or even 
knew where they were), it was 
apparent that sufficient 
consideration had been given to 
certain areas and that, 
regardless of opinion, viability or 
soundness, building work on a 
large scale would go ahead in 
the hope that it would attract the 
large retail stores and their 
customers. The only interest 
seemed to be in shopping with a 
nod towards maintenance of 
historical and picturesque 
buildings and vistas. 
 
The ideas for the immediate 

show that someone on the council 
has a personal interest in the 
outcome. 
 
Although at the meeting on 7th July 
we were told that "the detail was still 
in discussion" (evident from the way 
large areas of the town centre were 
air-brushed out and the planners 
present could not explain why or 
even knew where they were), it was 
apparent that sufficient 
consideration had been given to 
certain areas and that, regardless of 
opinion, viability or soundness, 
building work on a large scale would 
go ahead in the hope that it would 
attract the large retail stores and 
their customers. The only interest 
seemed to be in shopping with a 
nod towards maintenance of 
historical and picturesque buildings 
and vistas. 
 
The ideas for the immediate town 
centre around the church and 
market are generally good but as 
the plans move outwards there is 
certainly need for more forward 
thinking in view of the population 
demographics, the economy and, 
most importantly, the impact on 
current residents and users.  
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town centre around the church 
and market are generally good 
but as the plans move outwards 
there is certainly need for more 
forward thinking in view of the 
population demographics, the 
economy and, most importantly, 
the impact on current residents 
and users. 
 
I therefore submit that The 
Wellingborough Town Centre 
Action Plan in its current form is 
unsound and should be 
reconsidered. 
 
Please confirm that this will be 
included in the respresentation 
as this e-mail is sent to you 
before the closing date and I 
was unable to submit it on the 
appropriate electronic form.  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

516 
Joanna 
Jones 
(Martin 
Robeson 
Planning 
Practice)  

2820 
Unsou
nd  

The DDP is therfore unsound as 
the strategy is not coherent and 
consistent between the DPDs 
prepared by the local authority 

The adopted Core Strategy, 
prepared by the local authority in 
joint working with neighbouring 
authorities clearly states that "the 
town cente are, however, 
constrained and while emphasis will 
be on their regeneration, other 
complementary sites will be 
required either edge of town or out 
of town to fulfill the growth strategy 
and meet the need for early 
investment" (paragraph 3.11 Core 
Strategy) 
 
For Wellingborough, the growth 
strategy seeks to more than double 
the size of the existing town centre 
with a net increase of a minimum of 
37,500sq m of comparison goods 
floorspace by 2031 (paragraph 
1.2.13). Thus existing sites within 
the town centre must be proritised 
for development in the short term to 
meet these comparison goods retail 
needs or safeguarded in the Area 
Action Plan for the further significant 
growth required beyond 2021. 
 
In addition there are competing 
needs for town centre sites given 
their "need to expand and improve 
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the range of employment, leisure 
and housing to meet the needs of a 
growing population" Paragraph 
3.105 Core Strategy) 
 
As a result of these requirements 
and the town's physical constraints, 
particularly in light of the Council's 
objective to keep the centre 
(Objective 2) there are no available 
or suitable sites for further 
superstore provision within the town 
centre 
 
In any event, such provision would 
predudice the delivery of a "true" 
comparison goods offer,which is 
essential if Wellingborough is to 
stem the decline of its town centre 
and effectively compete with 
surrounding centres. 
 
The DDP is therefore unsound as 
the strategy is not coherent and 
consistent between the DPD's 
prerpared by the local authority 
 
The TCAAP should therefore, in 
accordance with the Core Strategy, 
acknowledge that the town centre is 
constrained and therefore edge of 
town and out of town sites will be 
needed to deliver those commercial 
uses, eg. superstore provision, 
which cannot be accomodated in 
the town centre.  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

516 
Joanna 
Jones 
(Martin 
Robeson 
Planning 
Practice)  

2821 
Unsou
nd  

The DDP is unsound as the 
evidence base on convenience 
goods retail needs is neither 
robust nor credible. 

The North Northamptonshire Roles 
and Relationships Study (2005) and 
Update (2006) are flawed as they 
apply a number of inappropriate 
assumptions and therefore 
underestimate the level of need for 
additional convenience goods 
floorspace in Wellingborough 
 
For example, the growth rates 
assumed by the Study (0.6%) are 
lower than those advocated by 
MapInfo's most up to date 
information Brief 07/02 (September 
2007) of 1% for convenience goods, 
the level of special forms of trading 
and productivity growth rates for 
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convenience goods provision are 
over-estimated etc. 
 
This a more accurate evidence 
base would have identified 
convenience goods floorspace 
need.  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

127 
Ms 
Pamela 
Roberts 
(Governm
ent Office 
for the 
East 
Midlands)  

2822 
Sound  

Thank you for your consultation 
enclosing a copy of the above 
document and supporting 
material. We acknowledge the 
work that has been undertaken 
in preparing the development 
plan document (DPD), and the 
matters that you have addressed 
from our representations on the 
Preferred Options consultation. 
In particular, we consider that 
the inclusion of the Monitoring 
Framework at Appendix E 
makes it much clearer to see 
how the objectives will be 
delivered, and the indicators that 
will be used to monitor delivery. 
 
Our representations on the DPD 
are set out below. We do not 
raise fundamental concerns 
about the soundness of the plan, 
but there are areas where we 
consider that the plan could be 
improved. We would be grateful 
if you would draw these to the 
attention of the Inspector who is 
dealing with the examination.  

We acknowledge the work that has 
been undertaken in preparing the 
development plan document (DPD), 
and the matters that you have 
addressed from our representations 
on the Preferred Options 
consultation. In particular, we 
consider that the inclusion of the 
Monitoring Framework at Appendix 
E makes it much clearer to see how 
the objectives will be delivered, and 
the indicators that will be used to 
monitor delivery. 
 
We do not raise fundamental 
concerns about the soundness of 
the plan, but there are areas where 
we consider that the plan could be 
improved. We would be grateful if 
you would draw these to the 
attention of the Inspector who is 
dealing with the examination.  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

516 
Joanna 
Jones 
(Martin 
Robeson 
Planning 
Practice)  

2823 
Unsou
nd  

Therefore in the light of the 
acknowledged pressures and 
constraints on the town centre 
the DPD needs to indicate that 
some edge of centre sites will be 
needed to meet these needs. 
Thus the DPD is unsound as the 
strategies and policies fail to 
represent the most appropriate 
in all circumstances  

Having traded in Wellingborough for 
over 20 years our client 
understands the nature of retailing 
in the town and is fully aware of the 
challenges the town faces in 
meeting exisitng and future 
consumer needs. 
 
In light of the level of leakage of 
trade from Wellingborough to other 
superstores in the wider area, 
particularly Northampton, and the 
significant population growth 
planned for the town there is a 
requirement for a step change in 
retail provision in the town, including 
the expansion of supermarket 
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provision. 
 
However, there are no sites 
available, suitable and viable for a 
superstore of the format necessary 
to meet part of this need within the 
town centre. 
 
This is understandable given the 
physical constraints and the priority 
for town centre sites to meet the 
significant "true" comparison goods 
need for the town which is vital if 
Wellingborough is to compete with 
comparison provisions in the 
surrounding centres "and so 
prevents its decline" (paragraph 
2.1.1 Town Centre Area Action 
Plane (TCAAP) 
 
In addition there are competing 
needs for town centre sites given 
their "need to expand and improve 
the range of employment, leisure 
and housing to meet the needs of a 
growing population"(paragraph 3. 
105 Core Strategy) 
 
Therefore in light of the 
acknowledged pressures and 
constraints on the town centre the 
DPD needs to indicate that some 
edge of centre sites will be needed 
to meet these needs. Thus the DPD 
is unsound as the strategies and 
policies fail to represent the most 
appropriate in all circumstances. 
 
The TCAAP should thefore 
acknowledge that as a result of the 
constraints within the town centre 
including the requirement to deliver 
significant comparision goods 
floorspace, edge of town and out of 
town sites will be needed to deliver 
those commercial uses, eg. 
superstore provision, which cannot 
be accomodated within the town 
centre.  

Wellingbor
ough Town 
Centre 
Area 

127 
Ms 
Pamela 
Roberts 

2824 
Unsou
nd  

Test of soundness (iv) it is a 
spatial plan 
 
The plan appears to have been 

The plan appears to have been 
prepared with input from key 
stakeholders and the community 
and also consideration of matters 
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Action 
Plan - 
Submissio
n Version 

(Governm
ent Office 
for the 
East 
Midlands)  

prepared with input from key 
stakeholders and the community 
and also consideration of 
matters beyond the physical 
aspects of land use. However, in 
many cases, the wording of the 
policies is more akin to the old-
style development plan system, 
with use of the wording ‘the 
Borough Council will…’. 
Consideration should be given to 
a different form of wording for 
the policies to emphasise that 
the plan is concerned with more 
than land use proposals, and 
that it is not just the Borough 
Council that will be responsible 
for implementing the proposals. 
 
We still have some concerns 
that the overall strategy for the 
area is not immediately apparent 
in the document. The Executive 
Summary could usefully include 
a summary of the strategy.  

beyond the physical aspects of land 
use. However, in many cases, the 
wording of the policies is more akin 
to the old-style development plan 
system, with use of the wording ‘the 
Borough Council will…’. 
Consideration should be given to a 
different form of wording for the 
policies to emphasise that the plan 
is concerned with more than land 
use proposals, and that it is not just 
the Borough Council that will be 
responsible for implementing the 
proposals. 
 
We still have some concerns that 
the overall strategy for the area is 
not immediately apparent in the 
document. The Executive Summary 
could usefully include a summary of 
the strategy.  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

806 
Planning & 
Biodiversit
y Advisor 
Rachel 
Gorman 
(Natural 
England)  

2830 
Sound  

Overall, we consider the 
Wellingborough Town Centre 
Area Action Plan to be sound 
(subject to the implementation of 
the recommended changes to 
the Habitats Regulations 
Assessment and subsequently 
the Plan detailed below). We are 
supportive of the vision for the 
plan, in particular the inclusion of 
a statement to preserve and 
enhance much valued green 
spaces, and support objectives 
4, 6, 8 and 9.  

Overall, we consider the 
Wellingborough Town Centre Area 
Action Plan to be sound (subject to 
the implementation of the 
recommended changes to the 
Habitats Regulations Assessment 
and subsequently the Plan detailed 
below). We are supportive of the 
vision for the plan, in particular the 
inclusion of a statement to preserve 
and enhance much valued green 
spaces, and support objectives 4, 6, 
8 and 9.  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

806 
Planning & 
Biodiversit
y Advisor 
Rachel 
Gorman 
(Natural 
England)  

2841 
Sound  

In general, we find this 
assessment to be sound, 
however we would recommend 
the following changes are made 
to the HRA report and 
subsequently the plan. This will 
help to ensure that the 
conclusion that the plan will 
have ‘no likely significant effect’ 
on any European or 
Internationally designated sites 
can be considered to be robust. 

Habitats Regulations Assessment 
 
In general, we find this assessment 
to be sound, however we would 
recommend the following changes 
are made to the HRA report and 
subsequently the plan. This will help 
to ensure that the conclusion that 
the plan will have ‘no likely 
significant effect’ on any European 
or Internationally designated sites 
can be considered to be robust: 
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The reference made to the plan 
resulting in ‘no significant adverse 
effects’ upon the conservation 
objectives etc …. in the Executive 
summary and Conclusion sections 
should be amended to read “It is 
considered that the Town Centre 
Area Action Plan will not result in 
any likely significant effect upon the 
conservation objectives etc …. “ 
This will ensure that the terminology 
is consistent with that used in PPS9 
and other guidance for this stage of 
a HRA. 
 
We would advise that a 
recommendation is made within the 
HRA to incorporate the following 
caveats within the Plan: 
 
Within the introductory part of the 
Plan, perhaps just before the Policy 
section, the following wording (or 
words to this effect) should be 
incorporated: 
 
Where it cannot be demonstrated 
that a development proposal will not 
have an adverse effect on the 
integrity of a site of international 
importance to nature conservation, 
such development is not supported 
by the Plan and will not be 
permitted. 
 
Either in the policy wording itself or 
the supporting text of policies WTC7 
(cultural and leisure facilities), 
WTC17 (green open spaces) and 
PS10 (cultural quarter site) the 
following should be incorporated: 
 
To prevent adverse impacts on the 
European site, any proposals for 
improvements to Swanspool Brook 
or other areas in close proximity to 
the Upper Nene Valley Gravel Pits 
pSPA will be designed in 
consultation with Natural England.  

Wellingbor
ough Town 
Centre 
Area 

533 
Mr Steve 
Bolton 
(East 

2846 
Sound  

Thank you for your consultation 
of 25 June on the above which, 
as with the previous stages of 
the document, we found to be 

Thank you for your consultation of 
25 June on the above which, as 
with the previous stages of the 
document, we found to be clear, 
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Midlands 
Regional 
Assembly)  

clear, succinct and well 
presented. 
 
Our understanding is that, as the 
AAP was submitted before 27 
June when amending 
Regulations to the Town and 
Country Planning (Local 
Development) (England) 
Regulations 2004 came into 
effect, the examination of the 
DPD will be dealt with under the 
un-amended Regulations. A 
revised version of PPS12 had 
also been issued which focuses 
on policy, rather than procedural 
matters. It is a material 
consideration but as this is not a 
Core Strategy, section 5 of the 
PPS is the most relevant. We 
are therefore commenting with 
specific reference to Test (iv) of 
the nine Tests of Soundness set 
out in the former PPS12. 
 
In this context, the statement in 
paragraph 1.2.1 (as well as 
1.8.2) that the DPD has been 
prepared to conform to the 
policies and proposals contained 
in the Regional Spatial Strategy 
is noted and welcome. Our view 
is that the draft DPD is in 
general conformity with existing 
RSS8, in particular the 10 
Regional Core Objectives set 
out in Policy 1, the locational 
priorities for development set out 
in Policy 2, the approach to 
settlement form in Policy 5, the 
priorities for town centres and 
retail development in Policy 23, 
and MKSM Strategic Policy 3 
(Sustainable Communities). 
 
We have also considered the 
plan in the context of the Draft 
RSS approved for consultation 
in September 2006 as this is 
now a material consideration in 
terms of development plan 
conformity, in particular Policies 
1, 2 , 4 and 21 which represent a 

succinct and well presented. 
 
In this context, the statement in 
paragraph 1.2.1 (as well as 1.8.2) 
that the DPD has been prepared to 
conform to the policies and 
proposals contained in the Regional 
Spatial Strategy is noted and 
welcome. Our view is that the draft 
DPD is in general conformity with 
existing RSS8, in particular the 10 
Regional Core Objectives set out in 
Policy 1, the locational priorities for 
development set out in Policy 2, the 
approach to settlement form in 
Policy 5, the priorities for town 
centres and retail development in 
Policy 23, and MKSM Strategic 
Policy 3 (Sustainable Communities).
 
We have also considered the plan 
in the context of the Draft RSS 
approved for consultation in 
September 2006 as this is now a 
material consideration in terms of 
development plan conformity, in 
particular Policies 1, 2 , 4 and 21 
which represent a continuation of 
the policy approach in the above 
RSS8 policies. However, I am sure 
you will know that the Secretary of 
State has just published her 
response to the Panel Report of the 
Examination of the Draft RSS, and 
amongst other things Policy 2 is 
proposed to be deleted. 
 
Please note that it is not appropriate 
in terms of regional strategic 
planning principles to comment on 
the details of individual sites. The 
Assembly will be guided by the 
advice of other Statutory 
organisations in terms of the 
consideration of basic planning 
constraints such as archaeology, 
historic buildings, flood plains, 
biodiversity/protected species, 
school provision and so on in the 
selection of locations for new 
development. 
 
Notwithstanding the above, we 
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continuation of the policy 
approach in the above RSS8 
policies. However, I am sure you 
will know that the Secretary of 
State has just published her 
response to the Panel Report of 
the Examination of the Draft 
RSS, and amongst other things 
Policy 2 is proposed to be 
deleted. 
 
Please note that it is not 
appropriate in terms of regional 
strategic planning principles to 
comment on the details of 
individual sites. The Assembly 
will be guided by the advice of 
other Statutory organisations in 
terms of the consideration of 
basic planning constraints such 
as archaeology, historic 
buildings, flood plains, 
biodiversity/protected species, 
school provision and so on in the 
selection of locations for new 
development. 
 
Notwithstanding the above, we 
would like to make the following 
observations: 
 
1. In our comments on the 
Preferred Options we referred to 
the proposed increase in the 
provision of new dwellings in the 
town centre. In sustainability 
terms, particularly reducing the 
need to travel, as a significant 
proportion of new jobs will be 
around the station, our view is 
that it is important to show how 
linkages between residential 
development and the Station will 
be improved in terms of access 
by public transport, cycle and on 
foot. The reference to providing 
high quality bus links to the 
railway station and outlying 
employment hubs in paragraph 
5.4.14 is therefore welcome and 
it is noted that continuation of 
pedestrian and cycle routes is 
illustrated in Figures 5.16 and 

would like to make the following 
observations: 
 
1. In our comments on the Preferred 
Options we referred to the proposed 
increase in the provision of new 
dwellings in the town centre. In 
sustainability terms, particularly 
reducing the need to travel, as a 
significant proportion of new jobs 
will be around the station, our view 
is that it is important to show how 
linkages between residential 
development and the Station will be 
improved in terms of access by 
public transport, cycle and on foot. 
The reference to providing high 
quality bus links to the railway 
station and outlying employment 
hubs in paragraph 5.4.14 is 
therefore welcome and it is noted 
that continuation of pedestrian and 
cycle routes is illustrated in Figures 
5.16 and 5.18. You may however 
wish to consider extending the 
reference to high quality bus links to 
include links for pedestrians and 
cyclists. This could be in the 
supporting text to Policies WTC21 
and WTC22 and in the form of a 
cross reference to your proposed 
Site Specific Proposals DPD (which 
it is understood will also be 
considering the network of cycle 
routes and principal footpaths 
outside the town centre linking to 
outlying employment areas). 
 
2. Affordable Housing – The 
proposed levels of provision of 
affordable housing are welcome in 
terms of Policy 15 of the Draft RSS. 
It is noted that the recently adopted 
North Northamptonshire Joint Core 
Strategy (NNJCSS) includes a 
policy (Policy 15) which also 
includes a 30% target. However, 
you will know that the Secretary of 
State has accepted the 
recommendation of the Examination 
Panel with reference to a move 
away from percentages to absolute 
numbers. 
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5.18. You may however wish to 
consider extending the reference 
to high quality bus links to 
include links for pedestrians and 
cyclists. This could be in the 
supporting text to Policies 
WTC21 and WTC22 and in the 
form of a cross reference to your 
proposed Site Specific 
Proposals DPD (which it is 
understood will also be 
considering the network of cycle 
routes and principal footpaths 
outside the town centre linking to 
outlying employment areas). 
 
2. Affordable Housing – The 
proposed levels of provision of 
affordable housing are welcome 
in terms of Policy 15 of the Draft 
RSS. It is noted that the recently 
adopted North Northamptonshire 
Joint Core Strategy (NNJCSS) 
includes a policy (Policy 15) 
which also includes a 30% 
target. However, you will know 
that the Secretary of State has 
accepted the recommendation of 
the Examination Panel with 
reference to a move away from 
percentages to absolute 
numbers. 
 
3. Car Parking – Reference to 
car restraint measures in Policy 
WTC20 including using reduced 
car parking ratios and to the 
management of car parking with 
new development is welcome in 
terms of reducing dependency 
on the private car 
 
(you may care to note that there 
appears to be a typographical 
error in paragraph 5.10.13). 
 
4. Sustainability and design of 
new development (carbon 
neutrality) - 
 
We would like to refer back to 
our comments on design and 
carbon neutrality made at the 

 
3. Car Parking – Reference to car 
restraint measures in Policy WTC20 
including using reduced car parking 
ratios and to the management of car 
parking with new development is 
welcome in terms of reducing 
dependency on the private car 
 
(you may care to note that there 
appears to be a typographical error 
in paragraph 5.10.13). 
 
4. Sustainability and design of new 
development (carbon neutrality) - 
 
We would like to refer back to our 
comments on design and carbon 
neutrality made at the preferred 
options stage. It is recognised that 
in terms of the chain of conformity 
development within the town centre 
will also need to accord with the 
NNJCSS which incorporates 
standards of resource and energy 
efficiency including the need for 
large scale development to 
progressively meet more exacting 
levels of the Code for Sustainable 
Homes.standards of resource and 
energy efficiency including the need 
for large scale developments to 
progressively meet more exacting 
levels of 
 
5. Provision in the Submission Plan 
for the protection of archaeological 
features and biodiversity in noted 
and welcomed. 
 
6. There appears to be a 
typographical error in paragraph 
2.2.4 (population figure omitted).  
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preferred options stage. It is 
recognised that in terms of the 
chain of conformity development 
within the town centre will also 
need to accord with the 
NNJCSS which incorporates 
standards of resource and 
energy efficiency including the 
need for large scale 
development to progressively 
meet more exacting levels of the 
Code for Sustainable 
Homes.standards of resource 
and energy efficiency including 
the need for large scale 
developments to progressively 
meet more exacting levels of 
 
5. Provision in the Submission 
Plan for the protection of 
archaeological features and 
biodiversity in noted and 
welcomed. 
 
6. There appears to be a 
typographical error in paragraph 
2.2.4 (population figure omitted). 
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Lambert Smith Hampton are 
appointed as Estates and 
Property services Advisors to 
(NCC) , and have been 
instructed to make 
representations to the Borough 
Council of Wellingborough in 
respect of the above document 
on behalf of NCC Property 
services. 
 
Whilst the County Council has 
limited land holding interests 
within Wellingborough Town 
Centre, they do have a 
significant role as a stakeholder 
in the growth area agenda for 
the County, and the Head of 
Planning Policy for NCC will be 
responding separately in this 
capacity, whilst this response is 
intended to address the issues 
arising primarily from the 
County’s occupation of premises 
within the Town Centre Area 
Action Plan. 

Lambert Smith Hampton are 
appointed as Estates and Property 
services Advisors to (NCC) , and 
have been instructed to make 
representations to the Borough 
Council of Wellingborough in 
respect of the above document on 
behalf of NCC Property services. 
 
Whilst the County Council has 
limited land holding interests within 
Wellingborough Town Centre, they 
do have a significant role as a 
stakeholder in the growth area 
agenda for the County, and the 
Head of Planning Policy for NCC 
will be responding separately in this 
capacity, whilst this response is 
intended to address the issues 
arising primarily from the County’s 
occupation of premises within the 
Town Centre Area Action Plan. 
 
As you will no doubt be aware, NCC 
currently occupies Oxford house in 
Wellingborough which is shown as 
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As you will no doubt be aware, 
NCC currently occupies Oxford 
house in Wellingborough which 
is shown as Site K within the 
proposed Area Action Plan, 
being identified for 
redevelopment to combine new 
housing along with the potential 
for retail, employment and/or 
community uses. NCC currently 
provides a range of services 
from Oxford House and this 
provision will continue for at 
least the next 3 years, having 
recently agreed an extension to 
the lease of the premises, 
however they support the 
proposal for redevelopment of 
the site. 
 
NCC fully support the proposals 
for the redevelopment of 
Wellingborough town centre 
contained within the proposed 
Area Action Plan and remain 
committed to, and recognise the 
requirement for, the provision of 
key services such as a the 
library within the town centre. 
 
Going forward it is possible that 
these services will be delivered 
in a different way from currently 
and the council will of course 
involve the Borough council of 
Wellingborough in discussions 
as to how these key services are 
best delivered.  

Site K within the proposed Area 
Action Plan, being identified for 
redevelopment to combine new 
housing along with the potential for 
retail, employment and/or 
community uses. NCC currently 
provides a range of services from 
Oxford House and this provision will 
continue for at least the next 3 
years, having recently agreed an 
extension to the lease of the 
premises, however they support the 
proposal for redevelopment of the 
site. 
 
NCC fully support the proposals for 
the redevelopment of 
Wellingborough town centre 
contained within the proposed Area 
Action Plan and remain committed 
to, and recognise the requirement 
for, the provision of key services 
such as a the library within the town 
centre. 
 
Going forward it is possible that 
these services will be delivered in a 
different way from currently and the 
council will of course involve the 
Borough council of Wellingborough 
in discussions as to how these key 
services are best delivered.  
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Some of our older residents 
remember Wellingborough well 
from its market town days and 
are strongly in favour of retaining 
and enhancing the market 
square. 
 
Traffic and traffic flows concern 
many residents, too, with some 
expressing doubts about the 
ability of town centre roads to 
cope with increased traffic, and 
the viability of one way systems. 
Most appreciate that the town 

Strongly in favour of retaining and 
enhancing the market square. 
 
Traffic and traffic flows concern 
many residents, too, with some 
expressing doubts about the ability 
of town centre roads to cope with 
increased traffic, and the viability of 
one way systems. 
 
Appreciate that the town could fall 
behind Kettering and Corby with 
their expansion plans already 
underway. 
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needs to grow to attract both 
investment and new residents – 
and also appreciate that the 
town could fall behind Kettering 
and Corby with their expansion 
plans already underway. 
Parishioners are disappointed at 
the number of empty or ‘pound 
shops’ in our town centre and it 
is hoped that high quality retail 
outlets can be encouraged into 
the town. Setting realistic rental 
values is essential, particularly in 
times of recession and this is an 
area that perhaps needs 
revisiting. 
 
However, any growth must be 
infrastructure led – and must be 
carried out sympathetically 
preserving and protecting out 
existing architecture, and 
important part of our rich and 
varied heritage. Crucially it must 
also be sustainable. The 
construction of new houses has 
to be linked to employment 
within the town and borough of 
Wellingborough is not to become 
a dormitory town. Otherwise new 
residents may well take 
advantage of our fast rail links to 
London and the South East to 
work, spending disposable 
income outside of the Borough. 
 
Finally as a borough (as well as 
parish) councillor, I firmly 
endorse these views and would 
ass my own name to them rather 
than writing independently. The 
Parish meeting hopes these 
comments and concerns will be 
taken into account as the town 
centre plans progress.  

 
Disappointed at the number of 
empty shops in our town centre and 
it is hoped that high quality retail 
outlets can be encouraged into the 
town. 
 
Setting realistic rental values is 
essential, particularly in times of 
recession and this is an area that 
perhaps needs revisiting. 
 
Growth must be infrastructure led – 
and must be carried out 
sympathetically preserving and 
protecting out existing architecture, 
and important part of our rich and 
varied heritage. 
 
The construction of new houses has 
to be linked to employment within 
the town. 
 
Ensure those travelling out of 
wellingborough to work, have a 
reason to come back into 
Wellingborough to spend their 
money.  
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The Environment Agency 
welcomes the opportunity to 
input into Local Development 
Plan documents at the earliest 
stage and throughout the plan 
production process. We 
endeavour to make a positive 
contribution through our 

The Environment Agency welcomes 
the opportunity to input into Local 
Development Plan documents at 
the earliest stage and throughout 
the plan production process. We 
endeavour to make a positive 
contribution through our 
consultation role and hope that the 
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consultation role and hope that 
the following comments will be 
useful to you: 
 
We have found the Area Action 
Plan to be well laid out and 
concise. 
 
The Strategic Flood Risk 
Assessment (SFRA) for 
Wellingborough has not been 
updated to PPS25 standard yet. 
As a result, it has not identified 
other forms of flooding (Annex 
C) notably flooding from land 
(Para C6) and flooding from 
sewers (Para C8). It is 
recommended that these 
sources of risk are assessed so 
as to inform the spatial layout 
and potential impact of the 
development proposals on 
existing overland flow paths. 
 
The proposed alterations may 
provide an opportunity to install 
or renew infrastructure for water 
supply , waste water drainage 
and surface water management. 
A Water Cycle Strategy is 
currently being developed for 
North Northamptonshire to set 
out overall requirements. One of 
the objectives of the strategy is 
to reduce disturbance to existing 
areas, particularly where 
surfaces/ habitats have recently 
been regenerated. We 
recommend that installation of 
new water infrastructure is co-
ordinated with the plan and that 
we would be pleased to liaise 
further on this matter. 
 
It is noted that there are Phase I 
Desk Study Reports for Plot A 
and Plot B contained within the 
Issues and Options Baseline 
Study which recommended Site 
Investigation. The Groundwater 
and Contaminated Land team of 
the Environment Agency would 
welcome consultation regarding 

following comments will be useful to 
you: 
 
We have found the Area Action 
Plan to be well laid out and concise.
 
The Strategic Flood Risk 
Assessment (SFRA) for 
Wellingborough has not been 
updated to PPS25 standard yet. As 
a result, it has not identified other 
forms of flooding (Annex C) notably 
flooding from land (Para C6) and 
flooding from sewers (Para C8). It is 
recommended that these sources of 
risk are assessed so as to inform 
the spatial layout and potential 
impact of the development 
proposals on existing overland flow 
paths. 
 
The proposed alterations may 
provide an opportunity to install or 
renew infrastructure for water 
supply , waste water drainage and 
surface water management. A 
Water Cycle Strategy is currently 
being developed for North 
Northamptonshire to set out overall 
requirements. One of the objectives 
of the strategy is to reduce 
disturbance to existing areas, 
particularly where surfaces/ habitats 
have recently been regenerated. 
We recommend that installation of 
new water infrastructure is co-
ordinated with the plan and that we 
would be pleased to liaise further on 
this matter. 
 
It is noted that there are Phase I 
Desk Study Reports for Plot A and 
Plot B contained within the Issues 
and Options Baseline Study which 
recommended Site Investigation. 
The Groundwater and 
Contaminated Land team of the 
Environment Agency would 
welcome consultation regarding the 
potential risk posed to controlled 
waters during the redevelopment of 
these sites. We would also welcome 
consultation on other areas of 
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the potential risk posed to 
controlled waters during the 
redevelopment of these sites. 
We would also welcome 
consultation on other areas of 
Brownfield Land that have the 
potential to pose risk to 
controlled waters based on their 
past uses. 
 
Any site investigation should be 
undertaken in accordance with 
CLR11 'Model Procedures for 
the Management of Land 
Contamination' and PPS23 
'Planning and Pollution Control'. 

Brownfield Land that have the 
potential to pose risk to controlled 
waters based on their past uses. 
 
Any site investigation should be 
undertaken in accordance with 
CLR11 'Model Procedures for the 
Management of Land 
Contamination' and PPS23 
'Planning and Pollution Control'.  
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Albany House Medical Centre is 
one of Northamptonshire leading 
teaching and training practices, 
with an enviable record of 
providing high quality, 
accessible clinical care. Its 
location in the town centre 
makes it a popular choice for 
registrations for patients from all 
parts on the town and 
surrounding areas. We have well 
over 14,000 patients, and see 
many hundreds of patients every 
day. 
 
We contend that the DPD is 
unsound for the following 
reasons: 
 
1) Increasing the volume of 
traffic passing along Queen 
Street will increase pollution and 
noise. Queen Street is narrow 
and the tall buildings to the side 
will have the effect of trapping 
pollution. Pollution has 
damaging effects on health and 
can worsen the condition of 
those with chronic lung and/or 
heart disease. We have almost 
900 patients with Asthma, 350 
with Coronary Heart Disease 
and over 200 with Chronic 
Obstructive Pulmonary Disease.
 
2) Many of the consulting rooms 
In Albany House Medical Centre 

Albany House Medical Centre is 
one of Northamptonshire leading 
teaching and training practices, with 
an enviable record of providing high 
quality, accessible clinical care. Its 
location in the town centre makes it 
a popular choice for registrations for 
patients from all parts on the town 
and surrounding areas. We have 
well over 14,000 patients, and see 
many hundreds of patients every 
day. 
 
We contend that the DPD is 
unsound for the following reasons: 
 
1) Increasing the volume of traffic 
passing along Queen Street will 
increase pollution and noise. Queen 
Street is narrow and the tall 
buildings to the side will have the 
effect of trapping pollution. Pollution 
has damaging effects on health and 
can worsen the condition of those 
with chronic lung and/or heart 
disease. We have almost 900 
patients with Asthma, 350 with 
Coronary Heart Disease and over 
200 with Chronic Obstructive 
Pulmonary Disease. 
 
2) Many of the consulting rooms In 
Albany House Medical Centre face 
on to Queen Street. With increased 
noise and air pollution, it is possible 
that doctors will be unable to 
consult effectively against the 
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face on to Queen Street. With 
increased noise and air 
pollution, it is possible that 
doctors will be unable to consult 
effectively against the 
background of traffic noise and 
the inability to open windows on 
hot days. There are no spare 
rooms to move to in the building 
and air conditioning is 
prohibitively expensive. We 
operate an Audiology service 
every week. This requires a 
quiet environment for a hearing 
test. With increased traffic, it is 
very likely that this service would 
be forced to close. 
 
3) We rely on easy access for 
emergency vehicles – both the 
ambulance service and police. 
Any increase in traffic volumes 
could delay emergency 
response, which could in turn be 
a life and death situation for a 
patient. 
 
4) Patients rely on easy parking 
in Queen Street while they drop 
in to pick up or leave a 
prescription. Because what 
parking there is is limited, illegal 
parking is already common. With 
no on-street parking, it is highly 
unlikely that many patients will 
be willing to park in a car park, 
walk to the surgery, and walk 
back to a car park. Most will 
simply take a risk and park 
illegally. This is likely to add 
further to the congestion and 
pollution in Queen Street. 
 
We have close to 2000 patients 
aged over 65, many of whom 
have mobility problems, chronic 
illnesses. Albany House has 
very limited parking (2 disabled 
spaces), which means that 
parking on Queen Street close 
to the practice. Not to provide 
such parking serves to 
discriminate against those 

background of traffic noise and the 
inability to open windows on hot 
days. There are no spare rooms to 
move to in the building and air 
conditioning is prohibitively 
expensive. We operate an 
Audiology service every week. This 
requires a quiet environment for a 
hearing test. With increased traffic, 
it is very likely that this service 
would be forced to close. 
 
3) We rely on easy access for 
emergency vehicles – both the 
ambulance service and police. Any 
increase in traffic volumes could 
delay emergency response, which 
could in turn be a life and death 
situation for a patient. 
 
4) Patients rely on easy parking in 
Queen Street while they drop in to 
pick up or leave a prescription. 
Because what parking there is is 
limited, illegal parking is already 
common. With no on-street parking, 
it is highly unlikely that many 
patients will be willing to park in a 
car park, walk to the surgery, and 
walk back to a car park. Most will 
simply take a risk and park illegally. 
This is likely to add further to the 
congestion and pollution in Queen 
Street. 
 
We have close to 2000 patients 
aged over 65, many of whom have 
mobility problems, chronic illnesses. 
Albany House has very limited 
parking (2 disabled spaces), which 
means that parking on Queen 
Street close to the practice. Not to 
provide such parking serves to 
discriminate against those patients 
most in need of easy access to 
medical facilities. 
 
5) Patients are increasingly being 
given choice about which practice 
they want to register with. Changing 
practice will soon be as easy as 
moving Bank or Energy provider. If 
significant numbers of patients 
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patients most in need of easy 
access to medical facilities. 
 
5) Patients are increasingly 
being given choice about which 
practice they want to register 
with. Changing practice will soon 
be as easy as moving Bank or 
Energy provider. If significant 
numbers of patients leave 
Albany House Medical Centre 
because access problems and 
pollution make it unfavourable 
compared to other practices, our 
financial viability will be 
undermined, which will result in 
services being cut as well as 
increasing the pressure on other 
practices to absorb those 
patients. It may also increase 
the numbers of patients 
attending Accident & Emergency 
and the out of hours provider, 
which results in a much higher 
cost to the NHS. 
 
6) We already provide a number 
of services that are traditionally 
the reserve of hospitals such as 
Carpal Tunnel surgery, 
Audiology, and ECG recording. 
Some of these are provided to 
patients of other practices. We 
have plans to introduce more 
such services which have the 
benefit to townspeople of not 
having to travel to Kettering or 
Northampton General Hospitals. 
If our use of the building is 
hindered by noise and/or 
pollution, our plans for these 
services will be severely 
compromised and residents will 
have to travel to Kettering or 
Northampton. 
 
To make the DPD sound: 
 
1) Consideration should be 
given to diverting traffic along St 
Johns Street (or another 
alternative route) rather than 
Queen Street 

leave Albany House Medical Centre 
because access problems and 
pollution make it unfavourable 
compared to other practices, our 
financial viability will be 
undermined, which will result in 
services being cut as well as 
increasing the pressure on other 
practices to absorb those patients. It 
may also increase the numbers of 
patients attending Accident & 
Emergency and the out of hours 
provider, which results in a much 
higher cost to the NHS. 
 
6) We already provide a number of 
services that are traditionally the 
reserve of hospitals such as Carpal 
Tunnel surgery, Audiology, and 
ECG recording. Some of these are 
provided to patients of other 
practices. We have plans to 
introduce more such services which 
have the benefit to townspeople of 
not having to travel to Kettering or 
Northampton General Hospitals. If 
our use of the building is hindered 
by noise and/or pollution, our plans 
for these services will be severely 
compromised and residents will 
have to travel to Kettering or 
Northampton. 
 
To make the DPD sound: 
 
1) Consideration should be given to 
diverting traffic along St Johns 
Street (or another alternative route) 
rather than Queen Street 
 
2) Provide disabled parking spaces 
within easy access of the medical 
centre 
 
3) Provide short-stay parking 
spaces for medical centre patients 
exclusive use  



Item ID / Name ID / 
Type Summary Representation 

 
2) Provide disabled parking 
spaces within easy access of the 
medical centre 
 
3) Provide short-stay parking 
spaces for medical centre 
patients exclusive use  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

1112 
Mr Mark 
Stonton 

2890 
Unsou
nd  

The council has not taken into 
account other regional planning 
when considering this plan. The 
Governments objectives are to 
increase the amount of houses 
in the area north of London. 
These include other parts of 
Northamptonshire, Milton 
Keynes, Buckinghamshire, 
Cambridgeshire and 
Bedfordshire. The council’s 
argument for trying to introduce 
large department / national 
stores into Wellingborough town 
centre is flawed. Wellingborough 
has a very low socio-economic 
spend. The “pound” spent within 
the town centre is from the lower 
socio-economic groups. This is 
proven by the types of shops 
that have managed to survive 
within the town. The town centre 
shops are already half empty 
and some larger shop spaces 
have remained empty for years. 
This is because of the low socio-
economic spend. The more 
affluent members of 
Wellingborough neither work in 
the town nor spend their money 
there. This is because 
surrounding towns that have 
better shopping facilities: 
Northampton, Kettering, 
Peterborough and Milton 
Keynes. All of these towns are 
also earmarked for growth and 
their plans will also incorporate 
extra shopping facilities. Even 
increasing Wellingborough’s 
shopping facilities will not bring 
them into line with these other 
towns. Wellingborough will not 
be able to maintain the growth 
and people will invariably still go 

The council has not taken into 
account other regional planning 
when considering this plan. The 
Governments objectives are to 
increase the amount of houses in 
the area north of London. These 
include other parts of 
Northamptonshire, Milton Keynes, 
Buckinghamshire, Cambridgeshire 
and Bedfordshire. The council’s 
argument for trying to introduce 
large department / national stores 
into Wellingborough town centre is 
flawed. Wellingborough has a very 
low socio-economic spend. The 
“pound” spent within the town 
centre is from the lower socio-
economic groups. This is proven by 
the types of shops that have 
managed to survive within the town. 
The town centre shops are already 
half empty and some larger shop 
spaces have remained empty for 
years. This is because of the low 
socio-economic spend. The more 
affluent members of Wellingborough 
neither work in the town nor spend 
their money there. This is because 
surrounding towns that have better 
shopping facilities: Northampton, 
Kettering, Peterborough and Milton 
Keynes. All of these towns are also 
earmarked for growth and their 
plans will also incorporate extra 
shopping facilities. Even increasing 
Wellingborough’s shopping facilities 
will not bring them into line with 
these other towns. Wellingborough 
will not be able to maintain the 
growth and people will invariably 
still go and shop in areas they 
already know and will still offer 
better facilities than Wellingborough 
town centre can even after the 
introduction of the new plans. The 



Item ID / Name ID / 
Type Summary Representation 

and shop in areas they already 
know and will still offer better 
facilities than Wellingborough 
town centre can even after the 
introduction of the new plans. 
The proposals should be 
changed to allow for more 
facilities in line with the needs of 
Wellingborough. Increasing local 
independent stores inline with 
the socio-economic group that 
will use them.  

proposals should be changed to 
allow for more facilities in line with 
the needs of Wellingborough. 
Increasing local independent stores 
inline with the socio-economic 
group that will use them.  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

1112 
Mr Mark 
Stonton 

2891 
Unsou
nd  

The council has not taken into 
account other regional planning 
when considering this plan. The 
Governments objectives are to 
increase the amount of houses 
in the area north of London. 
These include other parts of 
Northamptonshire, Milton 
Keynes, Buckinghamshire, 
Cambridgeshire and 
Bedfordshire. The council’s 
argument for trying to introduce 
large department / national 
stores into Wellingborough town 
centre is flawed. Wellingborough 
has a very low socio-economic 
spend. The “pound” spent within 
the town centre is from the lower 
socio-economic groups. This is 
proven by the types of shops 
that have managed to survive 
within the town. The town centre 
shops are already half empty 
and some larger shop spaces 
have remained empty for years. 
This is because of the low socio-
economic spend. The more 
affluent members of 
Wellingborough neither work in 
the town nor spend their money 
there. This is because 
surrounding towns that have 
better shopping facilities: 
Northampton, Kettering, 
Peterborough and Milton 
Keynes. All of these towns are 
also earmarked for growth and 
their plans will also incorporate 
extra shopping facilities. Even 
increasing Wellingborough’s 
shopping facilities will not bring 

The council has not taken into 
account other regional planning 
when considering this plan. The 
Governments objectives are to 
increase the amount of houses in 
the area north of London. These 
include other parts of 
Northamptonshire, Milton Keynes, 
Buckinghamshire, Cambridgeshire 
and Bedfordshire. The council’s 
argument for trying to introduce 
large department / national stores 
into Wellingborough town centre is 
flawed. Wellingborough has a very 
low socio-economic spend. The 
“pound” spent within the town 
centre is from the lower socio-
economic groups. This is proven by 
the types of shops that have 
managed to survive within the town. 
The town centre shops are already 
half empty and some larger shop 
spaces have remained empty for 
years. This is because of the low 
socio-economic spend. The more 
affluent members of Wellingborough 
neither work in the town nor spend 
their money there. This is because 
surrounding towns that have better 
shopping facilities: Northampton, 
Kettering, Peterborough and Milton 
Keynes. All of these towns are also 
earmarked for growth and their 
plans will also incorporate extra 
shopping facilities. Even increasing 
Wellingborough’s shopping facilities 
will not bring them into line with 
these other towns. Wellingborough 
will not be able to maintain the 
growth and people will invariably 
still go and shop in areas they 



Item ID / Name ID / 
Type Summary Representation 

them into line with these other 
towns. Wellingborough will not 
be able to maintain the growth 
and people will invariably still go 
and shop in areas they already 
know and will still offer better 
facilities than Wellingborough 
town centre can even after the 
introduction of the new plans. 
The proposals should be 
changed to allow for more 
facilities in line with the needs of 
Wellingborough. Increasing local 
independent stores inline with 
the socio-economic group that 
will use them.  

already know and will still offer 
better facilities than Wellingborough 
town centre can even after the 
introduction of the new plans. The 
proposals should be changed to 
allow for more facilities in line with 
the needs of Wellingborough. 
Increasing local independent stores 
inline with the socio-economic 
group that will use them.  

Wellingbor
ough Town 
Centre 
Area 
Action 
Plan - 
Submissio
n Version 

1112 
Mr Mark 
Stonton 

2892 
Unsou
nd  

The council has not taken into 
account other regional planning 
when considering this plan. The 
Governments objectives are to 
increase the amount of houses 
in the area north of London. 
These include other parts of 
Northamptonshire, Milton 
Keynes, Buckinghamshire, 
Cambridgeshire and 
Bedfordshire. The council’s 
argument for trying to introduce 
large department / national 
stores into Wellingborough town 
centre is flawed. Wellingborough 
has a very low socio-economic 
spend. The “pound” spent within 
the town centre is from the lower 
socio-economic groups. This is 
proven by the types of shops 
that have managed to survive 
within the town. The town centre 
shops are already half empty 
and some larger shop spaces 
have remained empty for years. 
This is because of the low socio-
economic spend. The more 
affluent members of 
Wellingborough neither work in 
the town nor spend their money 
there. This is because 
surrounding towns that have 
better shopping facilities: 
Northampton, Kettering, 
Peterborough and Milton 
Keynes. All of these towns are 
also earmarked for growth and 

The council has not taken into 
account other regional planning 
when considering this plan. The 
Governments objectives are to 
increase the amount of houses in 
the area north of London. These 
include other parts of 
Northamptonshire, Milton Keynes, 
Buckinghamshire, Cambridgeshire 
and Bedfordshire. The council’s 
argument for trying to introduce 
large department / national stores 
into Wellingborough town centre is 
flawed. Wellingborough has a very 
low socio-economic spend. The 
“pound” spent within the town 
centre is from the lower socio-
economic groups. This is proven by 
the types of shops that have 
managed to survive within the town. 
The town centre shops are already 
half empty and some larger shop 
spaces have remained empty for 
years. This is because of the low 
socio-economic spend. The more 
affluent members of Wellingborough 
neither work in the town nor spend 
their money there. This is because 
surrounding towns that have better 
shopping facilities: Northampton, 
Kettering, Peterborough and Milton 
Keynes. All of these towns are also 
earmarked for growth and their 
plans will also incorporate extra 
shopping facilities. Even increasing 
Wellingborough’s shopping facilities 
will not bring them into line with 



Item ID / Name ID / 
Type Summary Representation 

their plans will also incorporate 
extra shopping facilities. Even 
increasing Wellingborough’s 
shopping facilities will not bring 
them into line with these other 
towns. Wellingborough will not 
be able to maintain the growth 
and people will invariably still go 
and shop in areas they already 
know and will still offer better 
facilities than Wellingborough 
town centre can even after the 
introduction of the new plans. 
The proposals should be 
changed to allow for more 
facilities in line with the needs of 
Wellingborough. Increasing local 
independent stores inline with 
the socio-economic group that 
will use them.  

these other towns. Wellingborough 
will not be able to maintain the 
growth and people will invariably 
still go and shop in areas they 
already know and will still offer 
better facilities than Wellingborough 
town centre can even after the 
introduction of the new plans. The 
proposals should be changed to 
allow for more facilities in line with 
the needs of Wellingborough. 
Increasing local independent stores 
inline with the socio-economic 
group that will use them.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

EXECUTIVE SUMMARY 
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ID / 
Type Summary Representation 

EXECUT
IVE 
SUMMA
RY 

127 
Ms 
Pamela 
Roberts 
(Govern
ment 
Office for 
the East 
Midlands
)  

2825 
Unsou
nd  

We still have some concerns that 
the overall strategy for the area is 
not immediately apparent in the 
document. The Executive 
Summary could usefully include a 
summary of the strategy.  

We still have some concerns that 
the overall strategy for the area is 
not immediately apparent in the 
document. The Executive Summary 
could usefully include a summary of 
the strategy.  

EXECUT
IVE 
SUMMA
RY 

806 
Planning 
& 
Biodivers
ity 
Advisor 
Rachel 
Gorman 
(Natural 
England)  

2842 
Sound 

The reference made to the plan 
resulting in ‘no significant adverse 
effects’ upon the conservation 
objectives etc …. in the Executive 
summary and Conclusion sections 
should be amended to read “It is 
considered that the Town Centre 
Area Action Plan will not result in 
any likely significant effect upon 
the conservation objectives etc …. 
“ This will ensure that the 
terminology is consistent with that 
used in PPS9 and other guidance 
for this stage of a HRA.  

The reference made to the plan 
resulting in ‘no significant adverse 
effects’ upon the conservation 
objectives etc …. in the Executive 
summary and Conclusion sections 
should be amended to read “It is 
considered that the Town Centre 
Area Action Plan will not result in 
any likely significant effect upon the 
conservation objectives etc …. “ 
This will ensure that the terminology 
is consistent with that used in PPS9 
and other guidance for this stage of 
a HRA.  

 

 

 

 

 

 

 

 

 

 

 

1 Background 

1.1 
Introduction: 
What is an 

806 
Planning & 
Biodiversity 

2843 
Sound 

Within the introductory part of 
the Plan, perhaps just before 
the Policy section, the 

Within the introductory part of 
the Plan, perhaps just before 
the Policy section, the 

 



Area Action 
Plan 

Advisor 
Rachel 
Gorman 
(Natural 
England)  

following wording (or words to 
this effect) should be 
incorporated: 
 
Where it cannot be 
demonstrated that a 
development proposal will not 
have an adverse effect on the 
integrity of a site of 
international importance to 
nature conservation, such 
development is not supported 
by the Plan and will not be 
permitted.  

following wording (or words to 
this effect) should be 
incorporated: 
 
Where it cannot be 
demonstrated that a 
development proposal will not 
have an adverse effect on the 
integrity of a site of 
international importance to 
nature conservation, such 
development is not supported 
by the Plan and will not be 
permitted.  

1.2.1 The Plan 
must be 
consistent with 
national 
planning policy, 
as contained in 
Planning Policy 
Statement 

533 
Mr Steve 
Bolton 
(East 
Midlands 
Regional 
Assembly)  

2847 
Sound 

In this context, the statement in 
paragraph 1.2.1 (as well as 
1.8.2) that the DPD has been 
prepared to conform to the 
policies and proposals 
contained in the Regional 
Spatial Strategy is noted and 
welcome. Our view is that the 
draft DPD is in general 
conformity with existing RSS8, 
in particular the 10 Regional 
Core Objectives set out in 
Policy 1, the locational priorities 
for development set out in 
Policy 2, the approach to 
settlement form in Policy 5, the 
priorities for town centres and 
retail development in Policy 23, 
and MKSM Strategic Policy 3 
(Sustainable Communities).  

In this context, the statement in 
paragraph 1.2.1 (as well as 
1.8.2) that the DPD has been 
prepared to conform to the 
policies and proposals 
contained in the Regional 
Spatial Strategy is noted and 
welcome. Our view is that the 
draft DPD is in general 
conformity with existing RSS8, 
in particular the 10 Regional 
Core Objectives set out in 
Policy 1, the locational priorities 
for development set out in 
Policy 2, the approach to 
settlement form in Policy 5, the 
priorities for town centres and 
retail development in Policy 23, 
and MKSM Strategic Policy 3 
(Sustainable Communities).  

 

1.2.10 The 
Strategy requires 
the adoption of a 
sequential 
approach to the 
selection of land 
for development 

768 
Bovis 

766 
David Barnes 
(Star Planning 
and 
Development)  

2802 
Unsound 

There remain references in 
the WTCAAP to a 
sequential approach being 
adopted which gives the 
highest priority to suitable 
previously developed sites 
and buildings within the 
urban areas (e.g. 
paragraphs 1.2.10 and 
2.2.2). BHL has previously 
commented that the 
WTCAAP should recognise 
that the Milton Keynes and 
South Midlands Sub 
Regional Strategy (MKSM) 
and the East Midlands Plan 
(RSS8) (March 2005) 
advocates the development 
of previously developed and 
greenfield land should 

There remain references in 
the WTCAAP to a 
sequential approach being 
adopted which gives the 
highest priority to suitable 
previously developed sites 
and buildings within the 
urban areas (e.g. 
paragraphs 1.2.10 and 
2.2.2). BHL has previously 
commented that the 
WTCAAP should recognise 
that the Milton Keynes and 
South Midlands Sub 
Regional Strategy (MKSM) 
and the East Midlands Plan 
(RSS8) (March 2005) 
advocates the development 
of previously developed and 
greenfield land should 

 



occur in parallel and thus 
no artificial phasing or 
prioritisation in favour of 
brownfield sites should be 
imposed (see the MKSM 
Policy 4). Without parallel 
growth on both sources of 
land the ability to deliver the 
housing and wider 
Government growth 
objectives of the regional 
and strategic planning 
policy documents will be 
significantly prejudiced. The 
Proposed Changes to the 
East Midland Plan (July 
2008) do not materially 
change the extant policies 
albeit they confirm the 
Secretary of State's 
intention that growth will 
continues up to 2026.  

occur in parallel and thus 
no artificial phasing or 
prioritisation in favour of 
brownfield sites should be 
imposed (see the MKSM 
Policy 4). Without parallel 
growth on both sources of 
land the ability to deliver the 
housing and wider 
Government growth 
objectives of the regional 
and strategic planning 
policy documents will be 
significantly prejudiced. The 
Proposed Changes to the 
East Midland Plan (July 
2008) do not materially 
change the extant policies 
albeit they confirm the 
Secretary of State's 
intentition that growth will 
continues up to 2026.  

1.8.2 
Proposals should be 
considered against 
the policies of the 
Plan and other 
policies contained in 
the  

533 
Mr Steve 
Bolton 
(East 
Midlands 
Regional 
Assembly)  

2848 
Sound 

In this context, the statement 
in paragraph 1.2.1 (as well 
as 1.8.2) that the DPD has 
been prepared to conform to 
the policies and proposals 
contained in the Regional 
Spatial Strategy is noted and 
welcome. Our view is that 
the draft DPD is in general 
conformity with existing 
RSS8, in particular the 10 
Regional Core Objectives 
set out in Policy 1, the 
locational priorities for 
development set out in 
Policy 2, the approach to 
settlement form in Policy 5, 
the priorities for town centres 
and retail development in 
Policy 23, and MKSM 
Strategic Policy 3 
(Sustainable Communities). 

In this context, the statement 
in paragraph 1.2.1 (as well 
as 1.8.2) that the DPD has 
been prepared to conform to 
the policies and proposals 
contained in the Regional 
Spatial Strategy is noted and 
welcome. Our view is that 
the draft DPD is in general 
conformity with existing 
RSS8, in particular the 10 
Regional Core Objectives 
set out in Policy 1, the 
locational priorities for 
development set out in 
Policy 2, the approach to 
settlement form in Policy 5, 
the priorities for town centres 
and retail development in 
Policy 23, and MKSM 
Strategic Policy 3 
(Sustainable Communities). 

 

 

 

 

 

 



 

 

 

2 Wellingborough Town Centre: Key issues 

Item ID / 
Name ID / Type Summary Representation 

2.2.2 As 
mentione
d in 
Chapter 
1.2, the 
Regional 
Spatial 
Strategy 
requires 
12,800 
new 
homes to 
be built in  

768 
Bovis 

766 
David 
Barnes 
(Star 
Planning 
and 
Develop
ment)  

2805 
Unsound  

There remain references in the 
WTCAAP to a sequential 
approach being adopted which 
gives the highest priority to 
suitable previously developed 
sites and buildings within the 
urban areas (e.g. paragraphs 
1.2.10 and 2.2.2). BHL has 
previously commented that the 
WTCAAP should recognise 
that the Milton Keynes and 
South Midlands Sub Regional 
Strategy (MKSM) and the East 
Midlands Plan (RSS8) (March 
2005) advocates the 
development of previously 
developed and greenfield land 
should occur in parallel and 
thus no artificial phasing or 
prioritisation in favour of 
brownfield sites should be 
imposed (see the MKSM 
Policy 4). Without parallel 
growth on both sources of land 
the ability to deliver the 
housing and wider 
Government growth objectives 
of the regional and strategic 
planning policy documents will 
be significantly prejudiced. The 
Proposed Changes to the East 
Midland Plan (July 2008) do 
not materially change the 
extant policies albeit they 
confirm the Secretary of 
State's intentition that growth 
will continues up to 2026.  

There remain references in the 
WTCAAP to a sequential approach 
being adopted which gives the 
highest priority to suitable 
previously developed sites and 
buildings within the urban areas 
(e.g. paragraphs 1.2.10 and 2.2.2). 
BHL has previously commented 
that the WTCAAP should recognise 
that the Milton Keynes and South 
Midlands Sub Regional Strategy 
(MKSM) and the East Midlands 
Plan (RSS8) (March 2005) 
advocates the development of 
previously developed and greenfield 
land should occur in parallel and 
thus no artificial phasing or 
prioritisation in favour of brownfield 
sites should be imposed (see the 
MKSM Policy 4). Without parallel 
growth on both sources of land the 
ability to deliver the housing and 
wider Government growth 
objectives of the regional and 
strategic planning policy documents 
will be significantly prejudiced. The 
Proposed Changes to the East 
Midland Plan (July 2008) do not 
materially change the extant 
policies albeit they confirm the 
Secretary of State's intentition that 
growth will continues up to 2026.  

Item ID / Name ID / 
Type Summary Representation 

2.2.4 Forecasts 
undertaken by 
Northamptonshire 
County Council  
suggest that the 

533 
Mr Steve 
Bolton 
(East 
Midlands 

2855 
Sound 

There appears to 
be a typographical 
error in paragraph 
2.2.4 (population 
figure omitted). 

There appears to be a typographical error 
in paragraph 2.2.4 (population figure 
omitted). 



Item ID / Name ID / 
Type Summary Representation 

population will 
increase b 

Regional 
Assembly) 

Item ID / Name ID / 
Type Summary Representation 

2.2.8 High 
quality 
transport 
links 
between the 
town centre, 
outlying 
employment 
clusters and 
the railway 
s 

768 
Bovis 

766 
David Barnes 
(Star 
Planning and 
Development) 

2808 
Unsound 

Paragraph 2.2.8 
should, having 
regard to other 
policies and 
proposals in the 
WTCAAP, explicitly 
refer to the high 
quality transport 
links between the 
town centre and 
Stanton Cross and 
East of Stanton 
Cross. This 
additional text is 
consistent with the 
comments at 
paragraph 2.2.14 
concerning the 
integration of the 
town centre 
transport related 
proposals with the 
Borough-wide 
transport thinking.  

Paragraph 2.2.8 should, having regard to 
other policies and proposals in the 
WTCAAP, explicitly refer to the high 
quality transport links between the town 
centre and Stanton Cross and East of 
Stanton Cross. This additional text is 
consistent with the comments at 
paragraph 2.2.14 concerning the 
integration of the town centre transport 
related proposals with the Borough-wide 
transport thinking.  

Item ID / 
Name 

ID / 
Type Summary Representation 

2.2.10 As 
referred to 
in Chapter 
1.3, the 
existing 
town 
centre has 
approximat
ely 28,000 
sqm of 
floorspace.  

709 
Miss Jo 
Jones 
(MRPP)  

2812 
Unso
und  

The adopted Core Spatial 
Strategy, prepared by the 
local authority in joint working 
with neighbouring authorities 
clearly states that " the town 
centres, are, however, 
constrained and while 
emphasis will be on their 
regeneration, other 
complementary sites 
neighbouring sites will be 
required either edge of town 
or out of town to fulfil the 
growth strategy and meet the 
need for early investment" 
(paragraph 3.11, Core 
Strategy.) 
 
For Wellingborough, the 
growth strategy seeks to 
more than double the size of 

Thus existing sites within the town centre 
must be prioritised for development in 
the short term to meet these comparison 
goods retail needs or safeguarded in the 
Area Action Plan for the further 
significant growth required beyond 2021.
 
In addition there are competing needs for 
the town centre sites given their "need to 
expand and improve the range of 
employment, leisure and housing to meet 
the needs of a growing population" 
(paragraph 3.105, Core Strategy). 
 
As a result of these requirements and the 
town's physical constraints, particularly in 
light of the councils objectives to keep 
the centre compact (Objective 2) there 
are no available or suitable sites for 
further superstore provision within the 
town centre. In any event, such provision 



Item ID / 
Name 

ID / 
Type Summary Representation 

the existing town centre with 
a net increase of a minimum 
of 37,500m2 of comparison 
goods floorspace by 2031 
(paragraph 1.2.13). Thus 
existing sites within the town 
centre must be prioritised for 
development in the short 
term to meet these 
comparison goods retail 
needs or safeguarded in the 
Area Action Plan for the 
further significant growth 
required beyond 2021. 
 
In addition there are 
competing needs for the town 
centre sites given their "need 
to expand and improve the 
range of employment, leisure 
and housing to meet the 
needs of a growing 
population" (paragraph 
3.105, Core Strategy). 
 
As a result of these 
requirements and the town's 
physical constraints, 
particularly in light of the 
councils objectives to keep 
the centre compact 
(Objective 2) there are no 
available or suitable sites for 
further superstore provision 
within the town centre. In any 
event, such provision would 
prejudice the delivery of a 
"true" comparison goods 
offer, which is essential if 
Wellingborough is to stem 
the decline of its town centre 
and effectively compete with 
surrounding centres. 
 
The DPD is therefore 
unsound as the strategy is 
not coherent and consistent 
between the DPDs prepared 
by the local authority. 
 
The TCAAP should therefore, 
in accordance with the Core 
Strategy, acknowledge that 

would prejudice the delivery of a "true" 
comparison goods offer, which is 
essential if Wellingborough is to stem the 
decline of its town centre and effectively 
compete with surrounding centres. 
 
The DPD is therefore unsound as the 
strategy is not coherent and consistent 
between the DPDs prepared by the local 
authority. 
 
The TCAAP should therefore, in 
accordance with the Core Strategy, 
acknowledge that the town centre is 
constrained and therefore edge of town 
sites will be needed to deliver those 
commercial uses, e.g. superstore 
provision, which cannot be 
accommodated in the town centre.  



Item ID / 
Name 

ID / 
Type Summary Representation 

the town centre is 
constrained and therefore 
edge of town sites will be 
needed to deliver those 
commercial uses, e.g. 
superstore provision, which 
cannot be accommodated in 
the town centre.  

2.2.10 As 
referred to 
in Chapter 
1.3, the 
existing 
town 
centre has 
approximat
ely 28,000 
sqm of 
floorspace.  

709 
Miss Jo 
Jones 
(MRPP)  

2815 
Unso
und  

The North Northamptonshire 
Roles & Relationships Study 
(2005) and update (2006) are 
flawed as they apply a 
number of innappropriate 
assumptions, and therefore 
underestimate the level of 
need for additional 
convenience goods 
floorspace in 
Wellingborough. 
 
For example, the growth 
rates assumed by the study 
(0.6%) are lower than those 
advocated by MapInfos most 
up to date Infomration Breif 
07/02 (September 2007) of 
1% for convenience goods, 
the level of special forms of 
trading and productivity 
growth rates for convenience 
provision are overestimated 
etc. 
 
Thus a more accurate 
evidence base would have 
identified greater 
convenience goods 
floorspace needed. 
 
Therefore the DPD is 
unsound, as the evidence 
base on convenience goods 
retail need, is neither robust 
nor credible. 
 
The TCAAP should therefore 
acknowledge that the 
convenience goods needs 
are higher than identified in 
the evidence base  

The North Northamptonshire Roles & 
Relationships Study (2005) and update 
(2006) are flawed as they apply a 
number of innappropriate assumptions, 
and therefore underestimate the level of 
need for additional convenience goods 
floorspace in Wellingborough. 
 
For example, the growth rates assumed 
by the study (0.6%) are lower than those 
advocated by MapInfos most up to date 
Infomration Breif 07/02 (September 
2007) of 1% for convenience goods, the 
level of special forms of trading and 
productivity growth rates for convenience 
provision are overestimated etc. 
 
Thus a more accurate evidence base 
would have identified greater 
convenience goods floorspace needed. 
 
Therefore the DPD is unsound, as the 
evidence base on convenience goods 
retail need, is neither robust nor credible.
 
The TCAAP should therefore 
acknowledge that the convenience 
goods needs are higher than identified in 
the evidence base  

2.2.10 As 
referred to 

709 
Miss Jo 

2817 
Unso

Having traded in 
Wellingborough for nearly 20 

Having traded in Wellingborough for 
nearly 20 years our client understands 



Item ID / 
Name 

ID / 
Type Summary Representation 

in Chapter 
1.3, the 
existing 
town 
centre has 
approximat
ely 28,000 
sqm of 
floorspace.  

Jones 
(MRPP)  

und  years our client understands 
the nature of retailing in the 
town and is fully aware of the 
challenges the town faces in 
meeting existing and future 
consumer needs. 
 
In light of the level of leakage 
of trade from Wellingborough 
to other superstores in the 
wider area, particularly 
Northampton, and the 
significant population growth 
planned for the town, there is 
a requiremnet for a step 
change in retail provision in 
the town, including the 
expansion of supermarket 
provision. 
 
However, there are no sites 
available, suitable and viable 
for a superstore of the format 
necessary to meet part of this 
need within the town centre. 
 
This is understandable given 
the physical constraints and 
the priority for town centres 
to meet the significant "true" 
comparison goods need for 
the town which is vital if 
Wellingborough is to 
compete with comparison 
provision in the surrounding 
centres "and so prevents its 
decline" (paragraph2.1.1, 
Town Centre Area Action 
Plan (TCAAP)). In additon 
there are competing needs 
for town centre sites given 
their " need to expand and 
improve the range of 
employment, leisure and 
housing to meet the needs of 
a growing population" 
(paragraph 3.105, core 
Strategy). 
 
Therefore in light of the 
acknowledged pressures and 
constraints on the town 
cnetre the DPD needs to 

the nature of retailing in the town and is 
fully aware of the challenges the town 
faces in meeting existing and future 
consumer needs. 
 
In light of the level of leakage of trade 
from Wellingborough to other 
superstores in the wider area, particularly 
Northampton, and the significant 
population growth planned for the town, 
there is a requiremnet for a step change 
in retail provision in the town, including 
the expansion of supermarket provision. 
 
However, there are no sites available, 
suitable and viable for a superstore of 
the format necessary to meet part of this 
need within the town centre. 
 
This is understandable given the physical 
constraints and the priority for town 
centres to meet the significant "true" 
comparison goods need for the town 
which is vital if Wellingborough is to 
compete with comparison provision in 
the surrounding centres "and so prevents 
its decline" (paragraph2.1.1, Town 
Centre Area Action Plan (TCAAP)). In 
additon there are competing needs for 
town centre sites given their " need to 
expand and improve the range of 
employment, leisure and housing to meet 
the needs of a growing population" 
(paragraph 3.105, core Strategy). 
 
Therefore in light of the acknowledged 
pressures and constraints on the town 
cnetre the DPD needs to indicate that 
some edge of centre and out of centre 
sites will be needed to meet their needs. 
Thus the DPD is unsound as the 
strategies and policies fail to represent 
the most appropriate in all 
circumstances. 
 
The TCAAP should therefore 
acknowledge that as a result of the 
constraints within the town centre 
including the requirement to deliver 
significant comparison goods floorspace, 
edge of town and out of town sites will be 
needed to deliver those commercial 
uses, e.g. superstore provision which 



Item ID / 
Name 

ID / 
Type Summary Representation 

indicate that some edge of 
centre and out of centre sites 
will be needed to meet their 
needs. Thus the DPD is 
unsound as the strategies 
and policies fail to represent 
the most appropriate in all 
circumstances. 
 
The TCAAP should therefore 
acknowledge that as a result 
of the constraints within the 
town centre including the 
requirement to deliver 
significant comparison goods 
floorspace, edge of town and 
out of town sites will be 
needed to deliver those 
commercial uses, e.g. 
superstore provision which 
cannot be accomodated with 
the town centre.  

cannot be accomodated with the town 
centre.  

Item ID / Name ID / 
Type Summary Representation 

2.2.17 It 
is 
important 
that 
proposals 
are 
realistic 
and 
viable. 
Given the 
extent of 
change 
envisaged 
over t 

768 
Bovis 

766 
David Barnes 
(Star 
Planning and 
Development) 

2810 
Unsound 

As part of the Key Issues 
(Chapter 2), it would be 
appropriate to include 
reference to the importance 
of an overall holistic 
approach to the provision of 
facilities at Wellingborough 
and the need for a balanced 
approach with some facilities 
being within the town centre 
and others provided as part 
of the sustainable urban 
extension to the East of 
Wellingborough. Paragraph 
2.2.17 should be amended to 
refer specifically to allow for 
the holistic and balanced 
approach to the provision of 
facilities and acknowledging 
the need for parallel 
proposals for new facilities 
within the town centre and at 
the sustainable urban 
extensions identified in the 
Core Spatial Strategy  

Paragraph 2.2.17 should be 
amended to refer specifically to 
allow for the holistic and balanced 
approach to the provision of 
facilities and acknowledging the 
need for parallel proposals for new 
facilities within the town centre and 
at the sustainable urban 
extensions identified in the Core 
Spatial Strategy  

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

3 The Vision 

Item ID / Name ID / 
Type Summary Representation 

3.2 Transport 
improvements 
will be 
premised on 
the need to 
ensure that 
the town 
centre is easy 
to get to 

768 
Bovis 

766 
David Barnes
(Star 
Planning and 
Development) 

2811 
Unsound 

The Vision (Chapter 3) also 
needs to include reference 
to the growth which is to 
occur as part of the 
sustainable urban 
extensions. For example, 
paragraph 3.2 only refers 
to the frequent bus service 
between the town centre, 
railway station and Stanton 
Cross. Having regard to 
the expectation that East of 
Stanton Cross will 
commence development 
during the period up to 
2021 (as envisaged in the 
Core Spatial Strategy), it 
would be appropriate to 
reflect this 'planned growth' 
in the vision for the town 
centre.  

The Vision (Chapter 3) also needs 
to include reference to the growth 
which is to occur as part of the 
sustainable urban extensions. For 
example, paragraph 3.2 only 
refers to the frequent bus service 
between the town centre, railway 
station and Stanton Cross. Having 
regard to the expectation that 
East of Stanton Cross will 
commence development during 
the period up to 2021 (as 
envisaged in the Core Spatial 
Strategy), it would be appropriate 
to reflect this 'planned growth' in 
the vision for the town centre.  

 



 

 

 

 

 

 

 

 

 

 

 

 

4 Plan Objectives 

Item ID / 
Name ID / Type Summary Representation 

4 Plan 
Objective
s 

768 
Bovis 

766 
David 
Barnes 
(Star 
Plannin
g and 
Develo
pment)  

2781 
Unsound  

The Plan Objectives (Chapter 4) 
are understood by BHL but 
comprise generalised statements 
of intent without appropriate 
quantification or metrics. The 
Objectives are an important part of 
the monitoring framework which, 
in turn, is reflected in the 
Inspector's considerations about 
the soundness of the WTCAAP 
(PPS 12 paragraph 5.2(3)). 
Appropriate metrics should be 
applied to the objectives which will 
then provide a clear basis for the 
Monitoring Framework at 
Appendix E of the WTCAAP (e.g. 
Objective 2 should specify the 
target for the increase in retail 
floorspace within the town centre 
and Objective 5 can appropriately 
refer to the number of deliverable 
housing units being proposed).  

Appropriate metrics should be 
applied to the objectives 

4 Plan 
Objective
s 

773 
Susan 
Suttle 

2801 
Sound  

The objectives for this plan are 
sound, providing we do not lose 
sight of the fact that 
Wellingborough like Hitchin in 
Herts is a countryside town and 

The objectives for this plan are 
sound, providing we do not lose 
sight of the fact that Wellingborough 
like Hitchin in Herts is a countryside 
town and should strive to maintain 



Item ID / 
Name ID / Type Summary Representation 

should strive to maintain that in its 
eagerness to develop. That 
involves keeping its rural environs 
rather than spreading into them 
with vast housing developments 
and retail outlets.  

that in its eagerness to develop. 
That involves keeping its rural 
environs rather than spreading into 
them with vast housing 
developments and retail outlets.  

4 Plan 
Objective
s 

123 
Mrs 
Judith 
Thomp
son 
(Wellin
gborou
gh 
Civic 
Society
)  

2813 
Unsound  

This Council is not upholding it's 
objective 4 which says they wish 
to conserve and enhance the 
centre's heritage, architectural 
fabric and historic building. links 
and views 
 
Therefore we feel that Statement 
of Community Involvement has 
been upheld  

We wanted a heritage area 
including the Drill Hall and 10 High 
Street Place and the other historic 
buildings in the area put in place. 
 
Also suggestions were made for the 
Market and Market Square 
 
The Society is against the amount 
of compulsory purchase orders and 
demolitions which are to take place.
 
These will destroy the character of 
the town  

Item ID / Name ID / 
Type Summary Representation 

Objective 4 
To enhance 
town centre 
living with 
new housing 
opportunities 
and 
improved 
community 
and 
recreational 

773 
Susan 
Suttle 

2803 
Sound 

Objective No.4 is certainly one to 
remember, particularly putting 
ultra modern 
 
building designs next to 
traditional ones and maintaining 
asethic views.  

Objective 
 
No.4 is certainly one to remember, 
particularly putting ultra modern 
 
building designs next to traditional 
ones and maintaining asethic 
views  

Objective 4 
To enhance 
town centre 
living with 
new housing 
opportunities 
and 
improved 
community 
and 
recreational 

806 
Planning & 
Biodiversity 
Advisor 
Rachel 
Gorman 
(Natural 
England)  

2831 
Sound 

We are supportive of the vision 
for the plan, in particular the 
inclusion of a statement to 
preserve and enhance much 
valued green spaces, and 
support objectives 4, 6, 8 and 9. 

We are supportive of the vision for 
the plan, in particular the inclusion 
of a statement to preserve and 
enhance much valued green 
spaces, and support objectives 4, 
6, 8 and 9  

Item ID / Name ID / 
Type Summary Representation 

Objective 6 
To develop 
skills and 
educationa
l 

806 
Planning & 
Biodiversit
y Advisor 
Rachel 

2832
Soun
d  

We are supportive of the vision for 
the plan, in particular the inclusion 
of a statement to preserve and 
enhance much valued green 
spaces, and support objectives 4, 

We are supportive of the vision for 
the plan, in particular the inclusion 
of a statement to preserve and 
enhance much valued green 
spaces, and support objectives 4, 6, 



Item ID / Name ID / 
Type Summary Representation 

attainment, 
particularly 
through 
improveme
nts to 
tertiary 
educatio 

Gorman 
(Natural 
England)  

6, 8 and 9.  8 and 9  

Objective 6 
To develop 
skills and 
educationa
l 
attainment, 
particularly 
through 
improveme
nts to 
tertiary 
educatio 

1060 
Ms 
Rebecca 
Bristow 
(Environm
ent 
Agency)  

2862
Unso
und  

Objective 6 which underpin the 
plan refers to energy efficiency. 
Rather than limiting this objective 
to energy efficiency, we 
recommend that the objective 
should relate more widely to 
resource efficiency. The plan 
provides a significant opportunity 
for the local authority and 
developers to showcase water 
resource efficiency through the 
use of rainwater harvesting and 
other efficiency techniques. 
 
The local authority should 
consider including a water 
efficiency policy related to WTC25 
which would apply across the 
development site.  

Objective 6 which underpin the plan 
refers to energy efficiency. Rather 
than limiting this objective to energy 
efficiency, we recommend that the 
objective should relate more widely 
to resource efficiency. The plan 
provides a significant opportunity for 
the local authority and developers to 
showcase water resource efficiency 
through the use of rainwater 
harvesting and other efficiency 
techniques. 
 
The local authority should consider 
including a water efficiency policy 
related to WTC25 which would 
apply across the development site.  

Item ID / Name ID / 
Type Summary Representation 

Objective 
8 To 
ensure 
that the 
town 
centre is a 
convenien
t, safe 
and 
accessibl
e place 
that is 
easy to 
get to and 

806 
Planning & 
Biodiversity 
Advisor 
Rachel 
Gorman 
(Natural 
England)  

2833 
Soun
d  

We are supportive of the vision for 
the plan, in particular the inclusion 
of a statement to preserve and 
enhance much valued green 
spaces, and support objectives 4, 
6, 8 and 9.  

We are supportive of the vision for 
the plan, in particular the inclusion 
of a statement to preserve and 
enhance much valued green 
spaces, and support objectives 4, 6, 
8 and 9.  

Objective 
8 To 
ensure 
that the 
town 
centre is a 
convenien
t, safe 
and 
accessibl

1060 
Ms 
Rebecca 
Bristow 
(Environme
nt Agency)  

2864 
Unso
und  

Objective 8 and Policy WTC17 
 
Opportunities to reduce flood risk 
via strategic provision and design 
of green spaces should be actively 
sought and encouraged. 
Opportunities to increase the 
access and easement corridor 
adjacent to Swanspool Brook 
should be investigated and 

Objective 8 and Policy WTC17 
 
Opportunities to reduce flood risk 
via strategic provision and design of 
green spaces should be actively 
sought and encouraged. 
Opportunities to increase the 
access and easement corridor 
adjacent to Swanspool Brook 
should be investigated and 



Item ID / Name ID / 
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e place 
that is 
easy to 
get to and 

incorporated into design layout 
and landscaping proposals as part 
of a strategic measure(s) to 
reduce flood risk from the 
watercourse.  

incorporated into design layout and 
landscaping proposals as part of a 
strategic measure(s) to reduce flood 
risk from the watercourse.  

Item ID / Name ID / 
Type Summary Representation 

Objective 9 
To sustain a 
high quality 
regime of 
town centre 
management 
and ensure 
that new  
development 
and othe 

773 
Susan 
Suttle 

2804 
Sound 

Objective 9 is another. A place 
that is easy to get around. I do 
find pedestrian access from 
Cambridge St through to 
Matalan and Midland Road a 
benefit at times. As a stranger to 
the town thirty years ago I liked 
the fact that the centre was 
compact and negotiable, that 
there were shops individual to 
Wellingborough as well as all the 
usual ones in the centre, but 
above all that it was possible to 
drive into town, park in the street 
for a short time for just the odd 
item. This is where 
Wellingborough scores over 
larger busier towns for me. 
Northampton is such a parking 
nightmare, I rarely go. I can 
honestly say there are very few 
shops for which I bother to travel 
out of town, occasionally Bod 
Shop, TKMax, sometimes gift 
shops or shoe/clothes shops, but 
even then often end up back 
here  

Objective 9 is another. A place 
that is easy to get around. I do find 
pedestrian access from 
Cambridge St through to Matalan 
and Midland Road a benefit at 
times. As a stranger to the town 
thirty years ago I liked the fact that 
the centre was compact and 
negotiable, that there were shops 
individual to Wellingborough as 
well as all the usual ones in the 
centre, but above all that it was 
possible to drive into town, park in
the street for a short time for just 
the odd item. This is where 
Wellingborough scores over larger 
busier towns for me. Northampton 
is 
such a parking nightmare, I rarely 
go. I can honestly say there are 
very few shops for which I bother 
to travel out of town, occasionally 
Body Shop, TKMax, sometimes 
gift shops or shoe/clothes shops, 
but even then often end up back 
here.  

Objective 9 
To sustain a 
high quality 
regime of 
town centre 
management 
and ensure 
that new  
development 
and othe 

806 
Planning & 
Biodiversity 
Advisor 
Rachel 
Gorman 
(Natural 
England)  

2834 
Sound 

We are supportive of the vision 
for the plan, in particular the 
inclusion of a statement to 
preserve and enhance much 
valued green spaces, and 
support objectives 4, 6, 8 and 9. 

We are supportive of the vision for 
the plan, in particular the inclusion 
of a statement to preserve and 
enhance much valued green 
spaces, and support objectives 4, 
6, 8 and 9.  

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5 General Policies 

Item ID / Name ID / Type Summary Representation 
5 
General 
Policies 

806 
Planning & 
Biodiversity 
Advisor 
Rachel 
Gorman 
(Natural 
England)  

2839 
Sound  

We welcome the inclusion within 
the development opportunity site 
policies of the need for any 
development undertaken to be of 
a high design quality. We are also 
supportive of the intention to 
produce a development planning 
brief for many of the housing sites 
to further inform good quality, 
sustainable development. Overall, 
we would deem the policies in the 
plan to be broadly compatible with 
the sustainability objectives as 
outlined in the Sustainability 
Appraisal (SA) and are satisfied 
that this process has adequately 
informed the final submission 
document.  

We welcome the inclusion within 
the development opportunity site 
policies of the need for any 
development undertaken to be of a 
high design quality. We are also 
supportive of the intention to 
produce a development planning 
brief for many of the housing sites 
to further inform good quality, 
sustainable development. Overall, 
we would deem the policies in the 
plan to be broadly compatible with 
the sustainability objectives as 
outlined in the Sustainability 
Appraisal (SA) and are satisfied 
that this process has adequately 
informed the final submission 
document.  

Item ID / Name ID / 
Type Summary Representation 

5.1 413 2776   The DPD in its current version is 



Item ID / Name ID / 
Type Summary Representation 

Introdu
ction 

Rev Paul 
Bedford 
(Wellingborou
gh United 
Reformed 
Church)  

Unso
und  

unsound because it does not meet 
paragrah 3.3 Air objectives (in the 
Sustainability Appraisal for Town 
Centre AAP June 2008) i.e. "Does 
the development minimise exposure 
to air pollution? " Nor does it satisfy 
the SEA Directive Appendix C (f) 
((in the Sustainability Appraisal for 
Town Centre AAP June 2008) the 
SA states that "road transport is the 
biggest single source of gas 
pollutants and has damaging effects 
on health and can worsen the 
condiditon of those with lung or 
heart disease. and may reduce life 
expectancy" 
 
The tight corner, combined with 
several sets of pedestrian lights in a 
short stretch of road, will involve a 
great deal of exhaust fumes from 
lorries and cars when idling and 
revving up to move off. 
 
A reasonable assumption can be 
made that there will be an increase 
in traffic moving along the High 
Street and Queen Street from the 
proposed development of the 
Jacksonse Lane site and Bellwin 
House.The narrowness of Queen 
Street combined with the height of 
the buildings will further tend to trap 
traffic pollution in that area which 
will result in a deteriortaion in air 
quality. 
 
In order to make the DPD sound the 
majority of traffic should be diverted 
on to an alternative route for 
example St John Street/Herriotts 
Lane.  

Item ID / Name ID / 
Type Summary Representation 

Policy WTC 
2 
EXPANDING 
RETAIL 
PROVISION 
WITHIN A 
COMPACT 
TOWN 

709 
Miss Jo 
Jones 
(MRPP)  

2814 
Unsound 

The adopted Core Spatial 
Strategy, prepared by the local 
authority in joint working with 
neighbouring authorities 
clearly states that " the town 
centres, are, however, 
constrained and while 
emphasis will be on their 

The adopted Core Spatial 
Strategy, prepared by the local 
authority in joint working with 
neighbouring authorities clearly 
states that " the town centres, are, 
however, constrained and while 
emphasis will be on their 
regeneration, other 



Item ID / Name ID / 
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CENTRE regeneration, other 
complementary sites 
neighbouring sites will be 
required either edge of town or 
out of town to fulfil the growth 
strategy and meet the need for 
early investment" (paragraph 
3.11, Core Strategy.) 
 
For Wellingborough, the 
growth strategy seeks to more 
than double the size of the 
existing town centre with a net 
increase of a minimum of 
37,500m2 of comparison 
goods floorspace by 2031 
(paragraph 1.2.13). Thus 
existing sites within the town 
centre must be prioritised for 
development in the short term 
to meet these comparison 
goods retail needs or 
safeguarded in the Area 
Action Plan for the further 
significant growth required 
beyond 2021. 
 
In addition there are 
competing needs for the town 
centre sites given their "need 
to expand and improve the 
range of employment, leisure 
and housing to meet the 
needs of a growing 
population" (paragraph 3.105, 
Core Strategy). 
 
As a result of these 
requirements and the town's 
physical constraints, 
particularly in light of the 
councils objectives to keep the 
centre compact (Objective 2) 
there are no available or 
suitable sites for further 
superstore provision within the 
town centre. In any event, 
such provision would prejudice 
the delivery of a "true" 
comparison goods offer, which 
is essential if Wellingborough 
is to stem the decline of its 
town centre and effectively 

complementary sites neighbouring 
sites will be required either edge of 
town or out of town to fulfil the 
growth strategy and meet the need 
for early investment" (paragraph 
3.11, Core Strategy.) 
 
For Wellingborough, the growth 
strategy seeks to more than 
double the size of the existing 
town centre with a net increase of 
a minimum of 37,500m2 of 
comparison goods floorspace by 
2031 (paragraph 1.2.13). Thus 
existing sites within the town 
centre must be prioritised for 
development in the short term to 
meet these comparison goods 
retail needs or safeguarded in the 
Area Action Plan for the further 
significant growth required beyond 
2021. 
 
In addition there are competing 
needs for the town centre sites 
given their "need to expand and 
improve the range of employment, 
leisure and housing to meet the 
needs of a growing population" 
(paragraph 3.105, Core Strategy).
 
As a result of these requirements 
and the town's physical 
constraints, particularly in light of 
the councils objectives to keep the 
centre compact (Objective 2) there 
are no available or suitable sites 
for further superstore provision 
within the town centre. In any 
event, such provision would 
prejudice the delivery of a "true" 
comparison goods offer, which is 
essential if Wellingborough is to 
stem the decline of its town centre 
and effectively compete with 
surrounding centres. 
 
The DPD is therefore unsound as 
the strategy is not coherent and 
consistent between the DPDs 
prepared by the local authority. 
 
The TCAAP should therefore, in 



Item ID / Name ID / 
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compete with surrounding 
centres. 
 
The DPD is therefore unsound 
as the strategy is not coherent 
and consistent between the 
DPDs prepared by the local 
authority. 
 
The TCAAP should therefore, 
in accordance with the Core 
Strategy, acknowledge that 
the town centre is constrained 
and therefore edge of town 
sites will be needed to deliver 
those commercial uses, e.g. 
superstore provision, which 
cannot be accommodated in 
the town centre.  

accordance with the Core 
Strategy, acknowledge that the 
town centre is constrained and 
therefore edge of town sites will be 
needed to deliver those 
commercial uses, e.g. superstore 
provision, which cannot be 
accommodated in the town centre. 

Policy WTC 
2 
EXPANDING 
RETAIL 
PROVISION 
WITHIN A 
COMPACT 
TOWN 
CENTRE 

709 
Miss Jo 
Jones 
(MRPP)  

2816 
Sound  

The North Northamptonshire 
Roles & Relationships Study 
(2005) and update (2006) are 
flawed as they apply a number 
of innappropriate 
assumptions, and therefore 
underestimate the level of 
need for additional 
convenience goods floorspace 
in Wellingborough. 
 
For example, the growth rates 
assumed by the study (0.6%) 
are lower than those 
advocated by MapInfos most 
up to date Infomration Breif 
07/02 (September 2007) of 
1% for convenience goods, 
the level of special forms of 
trading and productivity growth 
rates for convenience 
provision are overestimated 
etc. 
 
Thus a more accurate 
evidence base would have 
identified greater convenience 
goods floorspace needed. 
 
Therefore the DPD is 
unsound, as the evidence 
base on convenience goods 
retail need, is neither robust 
nor credible. 

The North Northamptonshire 
Roles & Relationships Study 
(2005) and update (2006) are 
flawed as they apply a number of 
innappropriate assumptions, and 
therefore underestimate the level 
of need for additional convenience 
goods floorspace in 
Wellingborough. 
 
For example, the growth rates 
assumed by the study (0.6%) are 
lower than those advocated by 
MapInfos most up to date 
Infomration Breif 07/02 
(September 2007) of 1% for 
convenience goods, the level of 
special forms of trading and 
productivity growth rates for 
convenience provision are 
overestimated etc. 
 
Thus a more accurate evidence 
base would have identified greater 
convenience goods floorspace 
needed. 
 
Therefore the DPD is unsound, as 
the evidence base on convenience 
goods retail need, is neither robust 
nor credible. 
 
The TCAAP should therefore 
acknolege that the convenience 



Item ID / Name ID / 
Type Summary Representation 

 
The TCAAP should therefore 
acknolege that the 
convenience goods needs are 
higher than identified in the 
evidence base  

goods needs are higher than 
identified in the evidence base  

Policy WTC 
2 
EXPANDING 
RETAIL 
PROVISION 
WITHIN A 
COMPACT 
TOWN 
CENTRE 

709 
Miss Jo 
Jones 
(MRPP)  

2819 
Unsound 

Having traded in 
Wellingborough for nearly 20 
years our client understands 
the nature of retailing in the 
town and is fully aware of the 
challenges the town faces in 
meeting existing and future 
consumer needs. 
 
In light of the level of leakage 
of trade from Wellingborough 
to other superstores in the 
wider area, particularly 
Northampton, and the 
significant population growth 
planned for the town, there is 
a requiremnet for a step 
change in retail provision in 
the town, including the 
expansion of supermarket 
provision. 
 
However, there are no sites 
available, suitable and viable 
for a superstore of the format 
necessary to meet part of this 
need within the town centre. 
 
This is understandable given 
the physical constraints and 
the priority for town centres to 
meet the significant "true" 
comparison goods need for 
the town which is vital if 
Wellingborough is to compete 
with comparison provision in 
the surrounding centres "and 
so prevents its decline" 
(paragraph2.1.1, Town Centre 
Area Action Plan (TCAAP)). In 
additon there are competing 
needs for town centre sites 
given their " need to expand 
and improve the range of 
employment, leisure and 
housing to meet the needs of 
a growing population" 

Having traded in Wellingborough 
for nearly 20 years our client 
understands the nature of retailing 
in the town and is fully aware of 
the challenges the town faces in 
meeting existing and future 
consumer needs. 
 
In light of the level of leakage of 
trade from Wellingborough to other 
superstores in the wider area, 
particularly Northampton, and the 
significant population growth 
planned for the town, there is a 
requiremnet for a step change in 
retail provision in the town, 
including the expansion of 
supermarket provision. 
 
However, there are no sites 
available, suitable and viable for a 
superstore of the format necessary 
to meet part of this need within the 
town centre. 
 
This is understandable given the 
physical constraints and the 
priority for town centres to meet 
the significant "true" comparison 
goods need for the town which is 
vital if Wellingborough is to 
compete with comparison 
provision in the surrounding 
centres "and so prevents its 
decline" (paragraph2.1.1, Town 
Centre Area Action Plan 
(TCAAP)). In additon there are 
competing needs for town centre 
sites given their " need to expand 
and improve the range of 
employment, leisure and housing 
to meet the needs of a growing 
population" (paragraph 3.105, core 
Strategy). 
 
Therefore in light of the 
acknowledged pressures and 
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(paragraph 3.105, core 
Strategy). 
 
Therefore in light of the 
acknowledged pressures and 
constraints on the town cnetre 
the DPD needs to indicate that 
some edge of centre and out 
of centre sites will be needed 
to meet their needs. Thus the 
DPD is unsound as the 
strategies and policies fail to 
represent the most 
appropriate in all 
circumstances. 
 
The TCAAP should therefore 
acknowledge that as a result 
of the constraints within the 
town centre including the 
requirement to deliver 
significant comparison goods 
floorspace, edge of town and 
out of town sites will be 
needed to deliver those 
commercial uses, e.g. 
superstore provision which 
cannot be accomodated with 
the town centre.  

constraints on the town cnetre the 
DPD needs to indicate that some 
edge of centre and out of centre 
sites will be needed to meet their 
needs. Thus the DPD is unsound 
as the strategies and policies fail 
to represent the most appropriate 
in all circumstances. 
 
The TCAAP should therefore 
acknowledge that as a result of the 
constraints within the town centre 
including the requirement to 
deliver significant comparison 
goods floorspace, edge of town 
and out of town sites will be 
needed to deliver those 
commercial uses, e.g. superstore 
provision which cannot be 
accomodated with the town centre. 

Policy WTC 
2 
EXPANDING 
RETAIL 
PROVISION 
WITHIN A 
COMPACT 
TOWN 
CENTRE 

805 
Swansgate 
(ING Real 
Estates)  

804 
GVA 
Grimely 

2880 
Unsound 

There is no clear mechanism 
that will ensure that the 
proposed developments at the 
Tresham institute and High 
Street sites are well linked and 
fully integrated with the rest of 
the town centre. We consider 
that the AAP should provide 
more detail on how new retail 
and leisure development will 
be linked with existing areas 
including the Swansgate 
centre to ensure that 
Wellingborough remains a 
coherent and well connected 
town centre and that new 
development does not 
comprise the future success of 
the Swansgate centre.  

There is no clear mechanism that 
will ensure that the proposed 
developments at the Tresham 
institute and High Street sites are 
well linked and fully integrated with 
the rest of the town centre. We 
consider that the AAP should 
provide more detail on how new 
retail and leisure development will 
be linked with existing areas 
including the Swansgate centre to 
ensure that Wellingborough 
remains a coherent and well 
connected town centre and that 
new development does not 
comprise the future success of the 
Swansgate centre.  

Policy WTC 
2 
EXPANDING 
RETAIL 

805 
Swansgate 
(ING Real 
Estates)  

2885 
Unsound 

We are concerned with the 
impact of retail led 
development on the Tresham 
institute and High Street sites 

We are concerned with the impact 
of retail led development on the 
Tresham institute and High Street 
sites and how the development will 
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PROVISION 
WITHIN A 
COMPACT 
TOWN 
CENTRE 

804 
GVA 
Grimely 

and how the development will 
impact on the rest of the town 
centre in particular the swans 
gate centre 
 
The AAP does not provide 
enough flexibility as to what 
will happen if the proposed 
developments fail to come 
forward due to adverse 
economic conditions. More 
emphasis should be given to 
improving the existing retail 
offer and looking at the 
potential to improve and 
enhance the Swansgate 
centre. The AAP fails to 
consider options to 
reconfigure, improve and 
extend the Swansgate centre.
 
ING continue to look at ways 
to improve and enhance the 
Swansgate centre over the 
short, medium and long term 
and have been exploring ways 
to reconfigure the southern 
part of the centre, including 
the possible reconfiguration of 
the Swansgate car park 
between commercial Way and 
Castle Way. It could be 
possible to extend the 
Swansgate centre to create 
several modern configured 
shop units including one or 
two anchor stores. There is 
also potential to create 
clusters of leisure uses 
including cafes, restaurants 
and potentially a cinema on 
the edge of the Swansgate 
centre. Although at an early 
stage and still subject to 
ongoing viability testing, 
redevelopment of this area 
should be included in the AAP 
as it could come forward 
before development can take 
place on the Tresham Istitute 
site due to the complexities of 
land ownerships. 
 

impact on the rest of the town 
centre in particular the swans gate 
centre 
 
The AAP does not provide enough 
flexibility as to what will happen if 
the proposed developments fail to 
come forward due to adverse 
economic conditions. More 
emphasis should be given to 
improving the existing retail offer 
and looking at the potential to 
improve and enhance the 
Swansgate centre. The AAP fails 
to consider options to reconfigure, 
improve and extend the 
Swansgate centre. 
 
ING continue to look at ways to 
improve and enhance the 
Swansgate centre over the short, 
medium and long term and have 
been exploring ways to 
reconfigure the southern part of 
the centre, including the possible 
reconfiguration of the Swansgate 
car park between commercial Way 
and Castle Way. It could be 
possible to extend the Swansgate 
centre to create several modern 
configured shop units including 
one or two anchor stores. There is 
also potential to create clusters of 
leisure uses including cafes, 
restaurants and potentially a 
cinema on the edge of the 
Swansgate centre. Although at an 
early stage and still subject to 
ongoing viability testing, 
redevelopment of this area should 
be included in the AAP as it could 
come forward before development 
can take place on the Tresham 
Istitute site due to the complexities 
of land ownerships. 
 
We consider that the primary 
shopping area should be extended 
to the South up to Castle Way 
incorporating the Swansgate 
centre car park and/or this area 
should be identified as an 
extension to the primary shopping 
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We consider that the primary 
shopping area should be 
extended to the South up to 
Castle Way incorporating the 
Swansgate centre car park 
and/or this area should be 
identified as an extension to 
the primary shopping centre. 
The AAP should be amended 
to take account of potential 
opportunities to enhance and 
extend the Swansgate centre. 

centre. The AAP should be 
amended to take account of 
potential opportunities to enhance 
and extend the Swansgate centre. 

Item ID / Name ID / 
Type Summary Representation 

Policy WTC 
3 THE 
PRIMARY 
SHOPPING 
AREA 

805 
Swansgate 
(ING Real 
Estates)  

804 
GVA 
Grimely 

2881 
Unsound 

There is no clear mechanism 
that will ensure that the 
proposed developments at the 
Tresham institute and High 
Street sites are well linked and 
fully integrated with the rest of 
the town centre. We consider 
that the AAP should provide 
more detail on how new retail 
and leisure development will be 
linked with existing areas 
including the Swansgate centre 
to ensure that Wellingborough 
remains a coherent and well 
connected town centre and that 
new development does not 
comprise the future success of 
the Swansgate centre.  

There is no clear mechanism that 
will ensure that the proposed 
developments at the Tresham 
institute and High Street sites are 
well linked and fully integrated 
with the rest of the town centre. 
We consider that the AAP should 
provide more detail on how new 
retail and leisure development will 
be linked with existing areas 
including the Swansgate centre to 
ensure that Wellingborough 
remains a coherent and well 
connected town centre and that 
new development does not 
comprise the future success of the 
Swansgate centre.  

Policy WTC 
3 THE 
PRIMARY 
SHOPPING 
AREA 

805 
Swansgate 
(ING Real 
Estates)  

804 
GVA 
Grimely 

2886 
Unsound 

  We are concerned with the impact 
of retail led development on the 
Tresham institute and High Street 
sites and how the development 
will impact on the rest of the town 
centre in particular the swans gate 
centre 
 
The AAP does not provide enough 
flexibility as to what will happen if 
the proposed developments fail to 
come forward due to adverse 
economic conditions. More 
emphasis should be given to 
improving the existing retail offer 
and looking at the potential to 
improve and enhance the 
Swansgate centre. The AAP fails 
to consider options to reconfigure, 
improve and extend the 
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Swansgate centre. 
 
ING continue to look at ways to 
improve and enhance the 
Swansgate centre over the short, 
medium and long term and have 
been exploring ways to 
reconfigure the southern part of 
the centre, including the possible 
reconfiguration of the Swansgate 
car park between commercial 
Way and Castle Way. It could be 
possible to extend the Swansgate 
centre to create several modern 
configured shop units including 
one or two anchor stores. There is 
also potential to create clusters of 
leisure uses including cafes, 
restaurants and potentially a 
cinema on the edge of the 
Swansgate centre. Although at an 
early stage and still subject to 
ongoing viability testing, 
redevelopment of this area should 
be included in the AAP as it could 
come forward before development 
can take place on the Tresham 
Istitute site due to the complexities 
of land ownerships. 
 
We consider that the primary 
shopping area should be 
extended to the South up to 
Castle Way incorporating the 
Swansgate centre car park and/or 
this area should be identified as 
an extension to the primary 
shopping centre. The AAP should 
be amended to take account of 
potential opportunities to enhance 
and extend the Swansgate centre. 
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5.4.1 A 
thriving 
town 
centre is 
not only 
about 
shopping. 
For it to 
appeal to 

470 
Mr Max 
Hand 
(Albany 
House 
Medical 
Centre)  

2874 
Unsound 

Albany House Medical Centre is 
one of Northamptonshire leading 
teaching and training practices, 
with an enviable record of 
providing high quality, accessible 
clinical care. Its location in the town 
centre makes it a popular choice 
for registrations for patients from all 
parts on the town and surrounding 

Albany House Medical Centre is 
one of Northamptonshire leading 
teaching and training practices, 
with an enviable record of 
providing high quality, accessible 
clinical care. Its location in the town 
centre makes it a popular choice 
for registrations for patients from all 
parts on the town and surrounding 
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existing 
residents, 
newcomers 

areas. We have well over 14,000 
patients, and see many hundreds 
of patients every day. 
 
We contend that the DPD is 
unsound for the following reasons:
 
1) Increasing the volume of traffic 
passing along Queen Street will 
increase pollution and noise. 
Queen Street is narrow and the tall 
buildings to the side will have the 
effect of trapping pollution. 
Pollution has damaging effects on 
health and can worsen the 
condition of those with chronic lung 
and/or heart disease. We have 
almost 900 patients with Asthma, 
350 with Coronary Heart Disease 
and over 200 with Chronic 
Obstructive Pulmonary Disease. 
 
2) Many of the consulting rooms In 
Albany House Medical Centre face 
on to Queen Street. With increased 
noise and air pollution, it is 
possible that doctors will be unable 
to consult effectively against the 
background of traffic noise and the 
inability to open windows on hot 
days. There are no spare rooms to 
move to in the building and air 
conditioning is prohibitively 
expensive. We operate an 
Audiology service every week. This 
requires a quiet environment for a 
hearing test. With increased traffic, 
it is very likely that this service 
would be forced to close. 
 
3) We rely on easy access for 
emergency vehicles – both the 
ambulance service and police. Any 
increase in traffic volumes could 
delay emergency response, which 
could in turn be a life and death 
situation for a patient. 
 
4) Patients rely on easy parking in 
Queen Street while they drop in to 
pick up or leave a prescription. 
Because what parking there is is 
limited, illegal parking is already 

areas. We have well over 14,000 
patients, and see many hundreds 
of patients every day. 
 
We contend that the DPD is 
unsound for the following reasons:
 
1) Increasing the volume of traffic 
passing along Queen Street will 
increase pollution and noise. 
Queen Street is narrow and the tall 
buildings to the side will have the 
effect of trapping pollution. 
Pollution has damaging effects on 
health and can worsen the 
condition of those with chronic lung 
and/or heart disease. We have 
almost 900 patients with Asthma, 
350 with Coronary Heart Disease 
and over 200 with Chronic 
Obstructive Pulmonary Disease. 
 
2) Many of the consulting rooms In 
Albany House Medical Centre face 
on to Queen Street. With increased 
noise and air pollution, it is 
possible that doctors will be unable 
to consult effectively against the 
background of traffic noise and the 
inability to open windows on hot 
days. There are no spare rooms to 
move to in the building and air 
conditioning is prohibitively 
expensive. We operate an 
Audiology service every week. This 
requires a quiet environment for a 
hearing test. With increased traffic, 
it is very likely that this service 
would be forced to close. 
 
3) We rely on easy access for 
emergency vehicles – both the 
ambulance service and police. Any 
increase in traffic volumes could 
delay emergency response, which 
could in turn be a life and death 
situation for a patient. 
 
4) Patients rely on easy parking in 
Queen Street while they drop in to 
pick up or leave a prescription. 
Because what parking there is is 
limited, illegal parking is already 
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common. With no on-street 
parking, it is highly unlikely that 
many patients will be willing to park 
in a car park, walk to the surgery, 
and walk back to a car park. Most 
will simply take a risk and park 
illegally. This is likely to add further 
to the congestion and pollution in 
Queen Street. 
 
We have close to 2000 patients 
aged over 65, many of whom have 
mobility problems, chronic 
illnesses. Albany House has very 
limited parking (2 disabled spaces), 
which means that parking on 
Queen Street close to the practice. 
Not to provide such parking serves 
to discriminate against those 
patients most in need of easy 
access to medical facilities. 
 
5) Patients are increasingly being 
given choice about which practice 
they want to register with. 
Changing practice will soon be as 
easy as moving Bank or Energy 
provider. If significant numbers of 
patients leave Albany House 
Medical Centre because access 
problems and pollution make it 
unfavourable compared to other 
practices, our financial viability will 
be undermined, which will result in 
services being cut as well as 
increasing the pressure on other 
practices to absorb those patients. 
It may also increase the numbers 
of patients attending Accident & 
Emergency and the out of hours 
provider, which results in a much 
higher cost to the NHS. 
 
6) We already provide a number of 
services that are traditionally the 
reserve of hospitals such as Carpal 
Tunnel surgery, Audiology, and 
ECG recording. Some of these are 
provided to patients of other 
practices. We have plans to 
introduce more such services 
which have the benefit to 
townspeople of not having to travel 

common. With no on-street 
parking, it is highly unlikely that 
many patients will be willing to park 
in a car park, walk to the surgery, 
and walk back to a car park. Most 
will simply take a risk and park 
illegally. This is likely to add further 
to the congestion and pollution in 
Queen Street. 
 
We have close to 2000 patients 
aged over 65, many of whom have 
mobility problems, chronic 
illnesses. Albany House has very 
limited parking (2 disabled spaces), 
which means that parking on 
Queen Street close to the practice. 
Not to provide such parking serves 
to discriminate against those 
patients most in need of easy 
access to medical facilities. 
 
5) Patients are increasingly being 
given choice about which practice 
they want to register with. 
Changing practice will soon be as 
easy as moving Bank or Energy 
provider. If significant numbers of 
patients leave Albany House 
Medical Centre because access 
problems and pollution make it 
unfavourable compared to other 
practices, our financial viability will 
be undermined, which will result in 
services being cut as well as 
increasing the pressure on other 
practices to absorb those patients. 
It may also increase the numbers 
of patients attending Accident & 
Emergency and the out of hours 
provider, which results in a much 
higher cost to the NHS. 
 
6) We already provide a number of 
services that are traditionally the 
reserve of hospitals such as Carpal 
Tunnel surgery, Audiology, and 
ECG recording. Some of these are 
provided to patients of other 
practices. We have plans to 
introduce more such services 
which have the benefit to 
townspeople of not having to travel 
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to Kettering or Northampton 
General Hospitals. If our use of the 
building is hindered by noise 
and/or pollution, our plans for these 
services will be severely 
compromised and residents will 
have to travel to Kettering or 
Northampton. 
 
To make the DPD sound: 
 
1) Consideration should be given 
to diverting traffic along St Johns 
Street (or another alternative route) 
rather than Queen Street 
 
2) Provide disabled parking spaces 
within easy access of the medical 
centre 
 
3) Provide short-stay parking 
spaces for medical centre patients 
exclusive use  

to Kettering or Northampton 
General Hospitals. If our use of the 
building is hindered by noise 
and/or pollution, our plans for these 
services will be severely 
compromised and residents will 
have to travel to Kettering or 
Northampton. 
 
To make the DPD sound: 
 
1) Consideration should be given 
to diverting traffic along St Johns 
Street (or another alternative route) 
rather than Queen Street 
 
2) Provide disabled parking spaces 
within easy access of the medical 
centre 
 
3) Provide short-stay parking 
spaces for medical centre patients 
exclusive use  
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Policy WTC 
7 
PROVISION 
OF 
CULTURAL 
AND 
LEISURE 
FACILITIES 

806 
Planning & 
Biodiversity 
Advisor 
Rachel 
Gorman 
(Natural 
England)  

2844 
Sound  

Either in the policy wording 
itself or the supporting text of 
policies WTC7 (cultural and 
leisure facilities), WTC17 
(green open spaces) and 
PS10 (cultural quarter site) the 
following should be 
incorporated: 
 
To prevent adverse impacts 
on the European site, any 
proposals for improvements to 
Swanspool Brook or other 
areas in close proximity to the 
Upper Nene Valley Gravel Pits 
pSPA will be designed in 
consultation with Natural 
England.  

Either in the policy wording itself or 
the supporting text of policies 
WTC7 (cultural and leisure 
facilities), WTC17 (green open 
spaces) and PS10 (cultural quarter 
site) the following should be 
incorporated: 
 
To prevent adverse impacts on the 
European site, any proposals for 
improvements to Swanspool Brook 
or other areas in close proximity to 
the Upper Nene Valley Gravel Pits 
pSPA will be designed in 
consultation with Natural England. 

Policy WTC 
7 
PROVISION 
OF 
CULTURAL 
AND 
LEISURE 
FACILITIES 

470 
Mr Max 
Hand 
(Albany 
House 
Medical 
Centre)  

2875 
Unsound 

Albany House Medical Centre 
is one of Northamptonshire 
leading teaching and training 
practices, with an enviable 
record of providing high 
quality, accessible clinical 
care. Its location in the town 
centre makes it a popular 
choice for registrations for 

Albany House Medical Centre is 
one of Northamptonshire leading 
teaching and training practices, 
with an enviable record of 
providing high quality, accessible 
clinical care. Its location in the town 
centre makes it a popular choice 
for registrations for patients from all 
parts on the town and surrounding 
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patients from all parts on the 
town and surrounding areas. 
We have well over 14,000 
patients, and see many 
hundreds of patients every 
day. 
 
We contend that the DPD is 
unsound for the following 
reasons: 
 
1) Increasing the volume of 
traffic passing along Queen 
Street will increase pollution 
and noise. Queen Street is 
narrow and the tall buildings to 
the side will have the effect of 
trapping pollution. Pollution 
has damaging effects on 
health and can worsen the 
condition of those with chronic 
lung and/or heart disease. We 
have almost 900 patients with 
Asthma, 350 with Coronary 
Heart Disease and over 200 
with Chronic Obstructive 
Pulmonary Disease. 
 
2) Many of the consulting 
rooms In Albany House 
Medical Centre face on to 
Queen Street. With increased 
noise and air pollution, it is 
possible that doctors will be 
unable to consult effectively 
against the background of 
traffic noise and the inability to 
open windows on hot days. 
There are no spare rooms to 
move to in the building and air 
conditioning is prohibitively 
expensive. We operate an 
Audiology service every week. 
This requires a quiet 
environment for a hearing test. 
With increased traffic, it is very 
likely that this service would 
be forced to close. 
 
3) We rely on easy access for 
emergency vehicles – both the 
ambulance service and police. 
Any increase in traffic volumes 

areas. We have well over 14,000 
patients, and see many hundreds 
of patients every day. 
 
We contend that the DPD is 
unsound for the following reasons:
 
1) Increasing the volume of traffic 
passing along Queen Street will 
increase pollution and noise. 
Queen Street is narrow and the tall 
buildings to the side will have the 
effect of trapping pollution. 
Pollution has damaging effects on 
health and can worsen the 
condition of those with chronic lung 
and/or heart disease. We have 
almost 900 patients with Asthma, 
350 with Coronary Heart Disease 
and over 200 with Chronic 
Obstructive Pulmonary Disease. 
 
2) Many of the consulting rooms In 
Albany House Medical Centre face 
on to Queen Street. With increased 
noise and air pollution, it is 
possible that doctors will be unable 
to consult effectively against the 
background of traffic noise and the 
inability to open windows on hot 
days. There are no spare rooms to 
move to in the building and air 
conditioning is prohibitively 
expensive. We operate an 
Audiology service every week. This 
requires a quiet environment for a 
hearing test. With increased traffic, 
it is very likely that this service 
would be forced to close. 
 
3) We rely on easy access for 
emergency vehicles – both the 
ambulance service and police. Any 
increase in traffic volumes could 
delay emergency response, which 
could in turn be a life and death 
situation for a patient. 
 
4) Patients rely on easy parking in 
Queen Street while they drop in to 
pick up or leave a prescription. 
Because what parking there is is 
limited, illegal parking is already 
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could delay emergency 
response, which could in turn 
be a life and death situation 
for a patient. 
 
4) Patients rely on easy 
parking in Queen Street while 
they drop in to pick up or leave 
a prescription. Because what 
parking there is is limited, 
illegal parking is already 
common. With no on-street 
parking, it is highly unlikely 
that many patients will be 
willing to park in a car park, 
walk to the surgery, and walk 
back to a car park. Most will 
simply take a risk and park 
illegally. This is likely to add 
further to the congestion and 
pollution in Queen Street. 
 
We have close to 2000 
patients aged over 65, many 
of whom have mobility 
problems, chronic illnesses. 
Albany House has very limited 
parking (2 disabled spaces), 
which means that parking on 
Queen Street close to the 
practice. Not to provide such 
parking serves to discriminate 
against those patients most in 
need of easy access to 
medical facilities. 
 
5) Patients are increasingly 
being given choice about 
which practice they want to 
register with. Changing 
practice will soon be as easy 
as moving Bank or Energy 
provider. If significant numbers 
of patients leave Albany 
House Medical Centre 
because access problems and 
pollution make it unfavourable 
compared to other practices, 
our financial viability will be 
undermined, which will result 
in services being cut as well 
as increasing the pressure on 
other practices to absorb 

common. With no on-street 
parking, it is highly unlikely that 
many patients will be willing to park 
in a car park, walk to the surgery, 
and walk back to a car park. Most 
will simply take a risk and park 
illegally. This is likely to add further 
to the congestion and pollution in 
Queen Street. 
 
We have close to 2000 patients 
aged over 65, many of whom have 
mobility problems, chronic 
illnesses. Albany House has very 
limited parking (2 disabled spaces), 
which means that parking on 
Queen Street close to the practice. 
Not to provide such parking serves 
to discriminate against those 
patients most in need of easy 
access to medical facilities. 
 
5) Patients are increasingly being 
given choice about which practice 
they want to register with. 
Changing practice will soon be as 
easy as moving Bank or Energy 
provider. If significant numbers of 
patients leave Albany House 
Medical Centre because access 
problems and pollution make it 
unfavourable compared to other 
practices, our financial viability will 
be undermined, which will result in 
services being cut as well as 
increasing the pressure on other 
practices to absorb those patients. 
It may also increase the numbers 
of patients attending Accident & 
Emergency and the out of hours 
provider, which results in a much 
higher cost to the NHS. 
 
6) We already provide a number of 
services that are traditionally the 
reserve of hospitals such as Carpal 
Tunnel surgery, Audiology, and 
ECG recording. Some of these are 
provided to patients of other 
practices. We have plans to 
introduce more such services 
which have the benefit to 
townspeople of not having to travel 



Item ID / Name ID / 
Type Summary Representation 

those patients. It may also 
increase the numbers of 
patients attending Accident & 
Emergency and the out of 
hours provider, which results 
in a much higher cost to the 
NHS. 
 
6) We already provide a 
number of services that are 
traditionally the reserve of 
hospitals such as Carpal 
Tunnel surgery, Audiology, 
and ECG recording. Some of 
these are provided to patients 
of other practices. We have 
plans to introduce more such 
services which have the 
benefit to townspeople of not 
having to travel to Kettering or 
Northampton General 
Hospitals. If our use of the 
building is hindered by noise 
and/or pollution, our plans for 
these services will be severely 
compromised and residents 
will have to travel to Kettering 
or Northampton. 
 
To make the DPD sound: 
 
1) Consideration should be 
given to diverting traffic along 
St Johns Street (or another 
alternative route) rather than 
Queen Street 
 
2) Provide disabled parking 
spaces within easy access of 
the medical centre 
 
3) Provide short-stay parking 
spaces for medical centre 
patients exclusive use  

to Kettering or Northampton 
General Hospitals. If our use of the 
building is hindered by noise 
and/or pollution, our plans for these 
services will be severely 
compromised and residents will 
have to travel to Kettering or 
Northampton. 
 
To make the DPD sound: 
 
1) Consideration should be given 
to diverting traffic along St Johns 
Street (or another alternative route) 
rather than Queen Street 
 
2) Provide disabled parking spaces 
within easy access of the medical 
centre 
 
3) Provide short-stay parking 
spaces for medical centre patients 
exclusive use  
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5.4.13  In 
addition, a 
major new 
commercial 
development 
is identified 

768 
Bovis 

766 
David Barnes 
(Star 

2794 
Unsound 

Paragraphs 5.4.13 
and 5.4.14 should 
recognise that 
commercial 
development will 
be provided as 

Paragraphs 5.4.13 and 5.4.14 should 
recognise that commercial development will 
be provided as part of the approved 
Stanton Cross proposal (as currently 
acknowledged in the WTCAAP) and the 
East of Stanton Cross scheme.  
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around the 
railway 
station as 
part of 

Planning and 
Development) 

part of the 
approved Stanton 
Cross proposal (as 
currently 
acknowledged in 
the WTCAAP) and 
the East of Stanton 
Cross scheme.  
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5.4.14 To 
support overall 
town centre 
viability and 
vitality whilst 
complementing 
employment-
related plans  

768 
Bovis 

766 
David Barnes 
(Star 
Planning and 
Development) 

2795 
Sound 

Paragraphs 5.4.13 
and 5.4.14 should 
recognise that 
commercial 
development will 
be provided as 
part of the 
approved Stanton 
Cross proposal (as 
currently 
acknowledged in 
the WTCAAP) and 
the East of 
Stanton Cross 
scheme.  

Paragraphs 5.4.13 and 5.4.14 should 
recognise that commercial development will 
be provided as part of the approved Stanton 
Cross proposal (as currently acknowledged 
in the WTCAAP) and the East of Stanton 
Cross scheme.  

5.4.14 To 
support overall 
town centre 
viability and 
vitality whilst 
complementing 
employment-
related plans  

533 
Mr Steve 
Bolton 
(East 
Midlands 
Regional 
Assembly)  

2849 
Sound 

In our comments 
on the Preferred 
Options we 
referred to the 
proposed increase 
in the provision of 
new dwellings in 
the town centre. In 
sustainability 
terms, particularly 
reducing the need 
to travel, as a 
significant 
proportion of new 
jobs will be around 
the station, our 
view is that it is 
important to show 
how linkages 
between 
residential 
development and 
the Station will be 
improved in terms 
of access by public 
transport, cycle 
and on foot. The 

In our comments on the Preferred Options 
we referred to the proposed increase in the 
provision of new dwellings in the town 
centre. In sustainability terms, particularly 
reducing the need to travel, as a significant 
proportion of new jobs will be around the 
station, our view is that it is important to 
show how linkages between residential 
development and the Station will be 
improved in terms of access by public 
transport, cycle and on foot. The reference 
to providing high quality bus links to the 
railway station and outlying employment 
hubs in paragraph 5.4.14 is therefore 
welcome and it is noted that continuation of 
pedestrian and cycle routes is illustrated in 
Figures 5.16 and 5.18. You may however 
wish to consider extending the reference to 
high quality bus links to include links for 
pedestrians and cyclists. This could be in 
the supporting text to Policies WTC21 and 
WTC22 and in the form of a cross reference 
to your proposed Site Specific Proposals 
DPD (which it is understood will also be 
considering the network of cycle routes and 
principal footpaths outside the town centre 
linking to outlying employment areas).  
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reference to 
providing high 
quality bus links to 
the railway station 
and outlying 
employment hubs 
in paragraph 
5.4.14 is therefore 
welcome and it is 
noted that 
continuation of 
pedestrian and 
cycle routes is 
illustrated in 
Figures 5.16 and 
5.18. You may 
however wish to 
consider extending 
the reference to 
high quality bus 
links to include 
links for 
pedestrians and 
cyclists. This could 
be in the 
supporting text to 
Policies WTC21 
and WTC22 and in 
the form of a cross 
reference to your 
proposed Site 
Specific Proposals 
DPD (which it is 
understood will 
also be 
considering the 
network of cycle 
routes and 
principal footpaths 
outside the town 
centre linking to 
outlying 
employment 
areas).  
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Policy 
WTC 12 
HERITAGE 

413 
Rev Paul 
Bedford 
(Wellingborough 
United 
Reformed 

2774 
Unsound 

  The DPD in its current version is unsound 
because it does not meet Objective 4 of 
the WTCAAP Policy WTC12 - Heritage 
5.5.1 (i) "to protect the listed buildings and 
their settings" and 5.5.2 - "to ensure that 
existing buildings of historic or architectural 
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Church)  merit ... are conserved" 
 
The increased number of private cars, 
lorries , buses and taxis resulting from the 
proposed residential developments in the 
north of the town and the re-siting and 
expansion of Tresham College will 
substantially increase the pollution in the 
High Street and Queen Street. The 
pollution from this increase in traffic will 
endager the stonework of the Grade II* 
listed , United Refomed Church. 
 
In order to make the DPD "Sound", the 
majority of traffic should be diverted on an 
alternative route, e.g. St John's 
Street/Herriott Lane.  

Policy 
WTC 12 
HERITAGE 

425 
Ms Ann Plackett
(English 
Heritage)  

2806 
Unsound 

English Heritage 
welcomes this 
policy, but wishes 
to propose an 
additional clause. 
Policy 31 of RSS8 
encourages ‘the 
refurbishment and 
re-use of disused 
or under-used 
buildings of some 
historic or 
architectural merit 
and incorporating 
them sensitively 
into the 
regeneration 
scheme.’ We are 
aware that there 
are, for example, 
boot and shoe 
buildings in 
Wellingborough 
that were identified 
in a County 
survey; this 
information is held 
on the County 
Heritage 
Environment 
Record. While we 
note that it is 
proposed to 
incorporate some 
unlisted buildings 
of merit into the 

English Heritage welcomes this policy, but 
wishes to propose an additional clause. 
Policy 31 of RSS8 encourages ‘the 
refurbishment and re-use of disused or 
under-used buildings of some historic or 
architectural merit and incorporating them 
sensitively into the regeneration scheme.’ 
We are aware that there are, for example, 
boot and shoe buildings in Wellingborough 
that were identified in a County survey; this 
information is held on the County Heritage 
Environment Record. While we note that it 
is proposed to incorporate some unlisted 
buildings of merit into the Development 
Opportunity Sites, it is not clear whether 
there will be any demolition of locally 
important buildings. 
 
While, Policy WTC12 refers to the 
protection and enhancement of buildings 
within the Town Centre Conservation Area, 
it does not refer to the protection and 
enhancement, and reuse, where 
appropriate, of locally important buildings 
outside the conservation area. 
 
Therefore, the following addition to the 
policy is proposed: 
 
‘the retention, and where appropriate, re-
use of locally important buildings outside 
Wellingborough Town Centre Conservation 
Area, which contribute to the character of 
the town centre.’  
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Development 
Opportunity Sites, 
it is not clear 
whether there will 
be any demolition 
of locally important 
buildings. 
 
While, Policy 
WTC12 refers to 
the protection and 
enhancement of 
buildings within 
the Town Centre 
Conservation 
Area, it does not 
refer to the 
protection and 
enhancement, and 
reuse, where 
appropriate, of 
locally important 
buildings outside 
the conservation 
area. 
 
Therefore, the 
following addition 
to the policy is 
proposed: 
 
‘the retention, and 
where appropriate, 
re-use of locally 
important buildings 
outside 
Wellingborough 
Town Centre 
Conservation 
Area, which 
contribute to the 
character of the 
town centre.’  

Policy 
WTC 12 
HERITAGE 

806 
Planning & 
Biodiversity 
Advisor Rachel 
Gorman 
(Natural 
England)  

2836 
Sound  

We support the 
inclusion of this 
policy, along with 
WTC12 to protect 
and enhance the 
architectural and 
historic fabric of 
the town centre.  

We are pleased to note that a specific 
policy has been included on Green Open 
Spaces (WTC17) which protects 
environmentally important open space and 
encourages conservation and 
enhancement initiatives. We support the 
inclusion of this policy, along with WTC12 
to protect and enhance the architectural 
and historic fabric of the town centre and 
policies WTC21 & 22 for improvements to 
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the cycle and pedestrian network.  
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Policy 
WTC 13 
HOUSING 

768 
Bovis 

766 
David Barnes 
(Star 
Planning and 
Development) 

2796 
Unsound 

Without necessarily 
repeating the advice 
in Planning Policy 
Statement 3 (PPS3 - 
November 2006), it 
would be appropriate 
for Policy WTC13 to 
recognise that any 
affordable housing 
provision is only a 
target and that the 
precise level 
required on each site 
is a matter for 
negotiation. Further, 
BHL note the levels 
of affordable and low 
cost housing 
proposed within the 
town centre and 
would not support 
such a blanket 
approach being 
applied to East of 
Stanton Cross where 
there will remain 
issues of economic 
viability which will 
need to be taken into 
account (see PPS 3 
paragraph 29 Bullet 
1).  

Without necessarily repeating the advice in 
Planning Policy Statement 3 (PPS3 - 
November 2006), it would be appropriate for 
Policy WTC13 to recognise that any 
affordable housing provision is only a target 
and that the precise level required on each 
site is a matter for negotiation. Further, BHL 
note the levels of affordable and low cost 
housing proposed within the town centre 
and would not support such a blanket 
approach being applied to East of Stanton 
Cross where there will remain issues of 
economic viability which will need to be 
taken into account (see PPS 3 paragraph 29 
Bullet 1).  

Policy 
WTC 13 
HOUSING 

533 
Mr Steve 
Bolton 
(East 
Midlands 
Regional 
Assembly)  

2852 
Sound  

Affordable Housing –
The proposed levels 
of provision of 
affordable housing 
are welcome in 
terms of Policy 15 of 
the Draft RSS. It is 
noted that the 
recently adopted 
North 
Northamptonshire 
Joint Core Strategy 
(NNJCSS) includes 
a policy (Policy 15) 
which also includes 
a 30% target. 
However, you will 

Affordable Housing – The proposed levels 
of provision of affordable housing are 
welcome in terms of Policy 15 of the Draft 
RSS. It is noted that the recently adopted 
North Northamptonshire Joint Core Strategy 
(NNJCSS) includes a policy (Policy 15) 
which also includes a 30% target. However, 
you will know that the Secretary of State has 
accepted the recommendation of the 
Examination Panel with reference to a move 
away from percentages to absolute 
numbers.  
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know that the 
Secretary of State 
has accepted the 
recommendation of 
the Examination 
Panel with reference 
to a move away from 
percentages to 
absolute numbers.  
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Policy WTC 
14 
COMMUNITY 
FACILITIES 

413 
Rev Paul 
Bedford 
(Wellingborough 
United 
Reformed 
Church)  

2777 
Unsound 

  The proposed route for the pedestrian 
/cycleway takes the whole of our small 
car park (8 spaces) outside the church's 
only community facility, Salem Hall, 
which is extensively used throughout 
the week.. This menas there would be 
no parking for, nor off loading space for 
disabled persons or mothers and 
toddlers. This contradicts the policies 
set out below. 
 
"WTC 14: 
 
The Council will work in partnership with 
faith, community and voluntary sector 
organisations and other stakeholders to 
maintain and enhance community 
facilities geared to meeting the needs of 
Wellingborough's growing, multi-ethnic 
population, with specific regard to: 
 
ii. making provision for new or improved 
community or voluntary sector 
accommodation, including the variety of 
community facilities located in Sites B, 
D and E2; " 
 
"5.6.9 Improvement of social â€“ related 
services is integral to the Plan process 
and a core component of safeguarding 
the vitality and viability of the town 
centre. Proposals for the physical 
transformation of the area can help 
deliver community development 
outcomes. The Council will work in 
partnership with appropriate community 
service providers to ensure that health, 
education, safety, religious, cultural and 
community service needs are provided 
for. " 
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In order to make the DPD sound the 
pedestrian cycleway needs to be re-
routed further along Salem Lane to the 
East.  

Policy WTC 
14 
COMMUNITY 
FACILITIES 

1108 
Mr Steve 
Hemming 
(Lambert M 
Smith Hampton) 

14 
Mr Stephen 
Hemming 
(Lambert Smith 
Hampton)  

2858 
Sound  

NCC fully support 
the proposals for 
the redevelopment 
of Wellingborough 
town centre 
contained within 
the proposed Area 
Action Plan and 
remain committed 
to, and recognise 
the requirement 
for, the provision of 
key services such 
as a the library 
within the town 
centre. 
 
Going forward it is 
possible that these 
services will be 
delivered in a 
different way from 
currently and the 
council will of 
course involve the 
Borough council of 
Wellingborough in 
discussions as to 
how these key 
services are best 
delivered.  

NCC fully support the proposals for the 
redevelopment of Wellingborough town 
centre contained within the proposed 
Area Action Plan and remain committed 
to, and recognise the requirement for, 
the provision of key services such as a 
the library within the town centre. 
 
Going forward it is possible that these 
services will be delivered in a different 
way from currently and the council will 
of course involve the Borough council of 
Wellingborough in discussions as to 
how these key services are best 
delivered.  
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5.7 
Sustainable 
urban 
design 

1060 
Ms Rebecca 
Bristow 
(Environment 
Agency)  

2860 
Unsound 

Paragraph 5.7: 
Sustainable Urban 
Design 
 
This should be 
amended to include 
managing surface 
water in accordance 
with guidance in 
Annex F, PPS25.  

Paragraph 5.7: Sustainable Urban Design 
 
This should be amended to include 
managing surface water in accordance with 
guidance in Annex F, PPS25.  
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Policy 
WTC 15 

805 
Swansgate 

2882 
Unsound 

There is no clear 
mechanism that will 

There is no clear mechanism that will ensure 
that the proposed developments at the 
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PUBLIC 
REALM 
QUALITY 

(ING Real 
Estates)  

804 
GVA 
Grimely 

ensure that the 
proposed 
developments at the 
Tresham institute and 
High Street sites are 
well linked and fully 
integrated with the 
rest of the town 
centre. We consider 
that the AAP should 
provide more detail on 
how new retail and 
leisure development 
will be linked with 
existing areas 
including the 
Swansgate centre to 
ensure that 
Wellingborough 
remains a coherent 
and well connected 
town centre and that 
new development 
does not comprise the 
future success of the 
Swansgate centre.  

Tresham institute and High Street sites are 
well linked and fully integrated with the rest of 
the town centre. We consider that the AAP 
should provide more detail on how new retail 
and leisure development will be linked with 
existing areas including the Swansgate centre 
to ensure that Wellingborough remains a 
coherent and well connected town centre and 
that new development does not comprise the 
future success of the Swansgate centre.  
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Policy 
WTC 17 
GREEN 
OPEN 
SPACES 

806 
Planning & 
Biodiversity 
Advisor 
Rachel 
Gorman 
(Natural 
England)  

2835 
Sound  

We are pleased to 
note that a specific 
policy has been 
included on Green 
Open Spaces 
(WTC17) which 
protects 
environmentally 
important open space 
and encourages 
conservation and 
enhancement 
initiatives. We support 
the inclusion of this 
policy. 
 
Either in the policy 
wording itself or the 
supporting text of 
policies WTC7 
(cultural and leisure 
facilities), WTC17 
(green open spaces) 
and PS10 (cultural 

We are pleased to note that a specific policy 
has been included on Green Open Spaces 
(WTC17) which protects environmentally 
important open space and encourages 
conservation and enhancement initiatives. 
We support the inclusion of this policy, along 
with WTC12 to protect and enhance the 
architectural and historic fabric of the town 
centre and policies WTC21 & 22 for 
improvements to the cycle and pedestrian 
network. 
 
Either in the policy wording itself or the 
supporting text of policies WTC7 (cultural 
and leisure facilities), WTC17 (green open 
spaces) and PS10 (cultural quarter site) the 
following should be incorporated: 
 
To prevent adverse impacts on the European 
site, any proposals for improvements to 
Swanspool Brook or other areas in close 
proximity to the Upper Nene Valley Gravel 
Pits pSPA will be designed in consultation 
with Natural England.  
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quarter site) the 
following should be 
incorporated: 
 
To prevent adverse 
impacts on the 
European site, any 
proposals for 
improvements to 
Swanspool Brook or 
other areas in close 
proximity to the Upper 
Nene Valley Gravel 
Pits pSPA will be 
designed in 
consultation with 
Natural England.  

Policy 
WTC 17 
GREEN 
OPEN 
SPACES 

1060 
Ms Rebecca 
Bristow 
(Environment 
Agency)  

2865 
Unsound 

Objective 8 and 
Policy WTC17 
 
Opportunities to 
reduce flood risk via 
strategic provision 
and design of green 
spaces should be 
actively sought and 
encouraged. 
Opportunities to 
increase the access 
and easement 
corridor adjacent to 
Swanspool Brook 
should be 
investigated and 
incorporated into 
design layout and 
landscaping 
proposals as part of a 
strategic measure(s) 
to reduce flood risk 
from the watercourse. 

Objective 8 and Policy WTC17 
 
Opportunities to reduce flood risk via 
strategic provision and design of green 
spaces should be actively sought and 
encouraged. Opportunities to increase the 
access and easement corridor adjacent to 
Swanspool Brook should be investigated and 
incorporated into design layout and 
landscaping proposals as part of a strategic 
measure(s) to reduce flood risk from the 
watercourse.  
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5.10 
Transport 

1002 
Mrs Lisa 
Maric 
(Highways 
Agency)  

2784 
Unsound 

I would also reiterate 
that any new 
development within 
the town centre will 
need to be 
accompanied by a 
robust travel plan to 
encourage 
residents/visitors to 

I would also reiterate that any new 
development within the town centre will need 
to be accompanied by a robust travel plan to 
encourage residents/visitors to use alternative 
modes of transport to the private car.  
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use alternative modes 
of transport to the 
private car.  

5.10 
Transport 

1112 
Mr Mark 
Stonton 

2893 
Unsound 

The car parks are 
currently situated in 
such a way that when 
going to and leaving 
them there is no direct 
need to travel through 
the town centre. This 
is not so under the 
proposed plan. Under 
the Action plan the 
council will take away 
one of the car parks 
on the edge of the 
town centre and build 
a multi storey in the 
centre of town in the 
centre of the one-way 
road system. With 
three car parks now 
gone the multi story 
car park will not only 
have to make up for 
lost capacity but also 
for projected growth. 
Under the proposed 
plans every vehicle 
wanting to get to this 
(or to access service 
bays in the new 
shops) will have no 
choice but to go 
through the town 
centre, both on 
entering the town 
centre and on leaving 
it (due to the one way 
system that will be in 
effect in the area). 
This will inordinately 
increase the amount 
of traffic through the 
town centre. The 
council have been 
unable to give me an 
projected / actual (real 
time) figures but if at 
present most of the 
traffic intending to use 
the town centre only 
needs to drive around 

Wellingborough Council’s environmental 
Policy states “Conserve, restore and enhance 
the boroughs built and natural environment 
keeping it safe, diverse and 
pleasant…..Reduce the need for the 
movement of both people and goods. Where 
movement is necessary encourage the use of 
public transport, cycling and walking.” 
 
Wellingborough Council have also signed up 
to the Nottingham Declaration on Climate 
Change. 
 
The Action Plan compromises the Councils 
environmental policy and against the implied 
intentions of the Nottingham declaration. 
 
The implied intentions are to reduce 
congestion and traffic in the town centres. At 
present buses bring people into 
Wellingborough Council and the two remaining 
car parks are on the edge of the town centre, 
people walk from these. The car parks are 
currently situated in such a way that when 
going to and leaving them there is no direct 
need to travel through the town centre. This is 
not so under the proposed plan. Under the 
Action plan the council will take away one of 
the car parks on the edge of the town centre 
and build a multi storey in the centre of town in 
the centre of the one-way road system. Out of 
the four car parks that were on the edge of the 
town centre several years ago only one will 
remain. One has been taken over by 
Morrisons, another has had a swimming pool 
built on it.The action plan takes away another. 
With three car parks now gone the multi story 
car park will not only have to make up for lost 
capacity but also for projected growth. This will 
mean there will be a need for a very large 
capacity building. Under the proposed plans 
every vehicle wanting to get to this (or to 
access service bays in the new shops) will 
have no choice but to go through the town 
centre, both on entering the town centre and 
on leaving it (due to the one way system that 
will be in effect in the area). This will 
inordinately increase the amount of traffic 
through the town centre. The council have 
been unable to give me an projected / actual 
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the periphery under 
the proposed plans 
there will be at least 
75% (three car parks 
now becoming one) 
will have no choice but 
to drive into and out of 
the town centre. This 
increase (without 
projected growth) 
surely contravenes the 
councils 
environmental policy. 
The size of the multi-
storey car park will 
also blight the natural 
environment in an 
area of low rise 
housing. 
 
The proposals will also 
mean the widening of 
several streets, putting 
at risk the local 
community. The main 
road and additional 
proposed roads will 
split the local 
community in two, 
putting the main road 
through town between 
them and their local 
services (several 
churches and shops). 
It could also mean that 
several “workers 
cottages” will have to 
be demolished. These 
are all that remains of 
the local boot and 
shoe industry for 
which this area of 
town was the heart of 
in the 19th and early 
20th century. Over 
50% of the houses 
remaining the area 
have a historical link 
with the local shoe 
and boot industry. 
 
By leaving Castle Multi 
storey and High Street 

(real time) figures but if at present most of the 
traffic intending to use the town centre only 
needs to drive around the periphery under the 
proposed plans there will be at least 75% 
(three car parks now becoming one) will have 
no choice but to drive into and out of the town 
centre. This increase (without projected 
growth) surely contravenes the councils 
environmental policy. The size of the multi-
storey car park will also blight the natural 
environment in an area of low rise housing. 
 
The proposals will also mean the widening of 
several streets, putting at risk the local 
community. The main road and additional 
proposed roads will split the local community 
in two, putting the main road through town 
between them and their local services (several 
churches and shops). It could also mean that 
several “workers cottages” will have to be 
demolished. These are all that remains of the 
local boot and shoe industry for which this 
area of town was the heart of in the 19th and 
early 20th century. Over 50% of the houses 
remaining the area have a historical link with 
the local shoe and boot industry. 
 
By leaving Castle Multi storey and High Street 
car park where they are and positioning 
another on the edge of the town centre like 
Cannon street and Sharman Road used to be, 
traffic numbers (and hence increased pollution 
in a residential area) will not have to drastically 
increase. Nor will a local community suffer 
unnecessary upheaval.  
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car park where they 
are and positioning 
another on the edge of 
the town centre like 
Cannon street and 
Sharman Road used 
to be, traffic numbers 
(and hence increased 
pollution in a 
residential area) will 
not have to drastically 
increase. Nor will a 
local community suffer 
unnecessary 
upheaval.  

5.10 
Transport 

1112 
Mr Mark 
Stonton 

2894 
Unsound 

Wellingborough 
Council’s 
environmental Policy 
states “Conserve, 
restore and enhance 
the boroughs built and 
natural environment 
keeping it safe, 
diverse and 
pleasant…..Reduce 
the need for the 
movement of both 
people and goods. 
Where movement is 
necessary encourage 
the use of public 
transport, cycling and 
walking.” 
 
Wellingborough 
Council have also 
signed up to the 
Nottingham 
Declaration on Climate 
Change. 
 
The Action Plan 
compromises the 
Councils 
environmental policy 
and against the 
implied intentions of 
the Nottingham 
declaration. 
 
The implied intentions 
are to reduce 
congestion and traffic 

Wellingborough Council’s environmental 
Policy states “Conserve, restore and enhance 
the boroughs built and natural environment 
keeping it safe, diverse and 
pleasant…..Reduce the need for the 
movement of both people and goods. Where 
movement is necessary encourage the use of 
public transport, cycling and walking.” 
 
Wellingborough Council have also signed up 
to the Nottingham Declaration on Climate 
Change. 
 
The Action Plan compromises the Councils 
environmental policy and against the implied 
intentions of the Nottingham declaration. 
 
The implied intentions are to reduce 
congestion and traffic in the town centres. At 
present buses bring people into 
Wellingborough Council and the two remaining 
car parks are on the edge of the town centre, 
people walk from these. The car parks are 
currently situated in such a way that when 
going to and leaving them there is no direct 
need to travel through the town centre. This is 
not so under the proposed plan. Under the 
Action plan the council will take away one of 
the car parks on the edge of the town centre 
and build a multi storey in the centre of town in 
the centre of the one-way road system. Out of 
the four car parks that were on the edge of the 
town centre several years ago only one will 
remain. One has been taken over by 
Morrisons, another has had a swimming pool 
built on it.The action plan takes away another. 
With three car parks now gone the multi story 
car park will not only have to make up for lost 
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in the town centres. At 
present buses bring 
people into 
Wellingborough 
Council and the two 
remaining car parks 
are on the edge of the 
town centre, people 
walk from these. The 
car parks are currently 
situated in such a way 
that when going to and 
leaving them there is 
no direct need to 
travel through the 
town centre. This is 
not so under the 
proposed plan. Under 
the Action plan the 
council will take away 
one of the car parks 
on the edge of the 
town centre and build 
a multi storey in the 
centre of town in the 
centre of the one-way 
road system. Out of 
the four car parks that 
were on the edge of 
the town centre 
several years ago only 
one will remain. One 
has been taken over 
by Morrisons, another 
has had a swimming 
pool built on it.The 
action plan takes away 
another. With three 
car parks now gone 
the multi story car park 
will not only have to 
make up for lost 
capacity but also for 
projected growth. This 
will mean there will be 
a need for a very large 
capacity building. 
Under the proposed 
plans every vehicle 
wanting to get to this 
(or to access service 
bays in the new 
shops) will have no 

capacity but also for projected growth. This will 
mean there will be a need for a very large 
capacity building. Under the proposed plans 
every vehicle wanting to get to this (or to 
access service bays in the new shops) will 
have no choice but to go through the town 
centre, both on entering the town centre and 
on leaving it (due to the one way system that 
will be in effect in the area). This will 
inordinately increase the amount of traffic 
through the town centre. The council have 
been unable to give me an projected / actual 
(real time) figures but if at present most of the 
traffic intending to use the town centre only 
needs to drive around the periphery under the 
proposed plans there will be at least 75% 
(three car parks now becoming one) will have 
no choice but to drive into and out of the town 
centre. This increase (without projected 
growth) surely contravenes the councils 
environmental policy. The size of the multi-
storey car park will also blight the natural 
environment in an area of low rise housing. 
 
The proposals will also mean the widening of 
several streets, putting at risk the local 
community. The main road and additional 
proposed roads will split the local community 
in two, putting the main road through town 
between them and their local services (several 
churches and shops). It could also mean that 
several “workers cottages” will have to be 
demolished. These are all that remains of the 
local boot and shoe industry for which this 
area of town was the heart of in the 19th and 
early 20th century. Over 50% of the houses 
remaining the area have a historical link with 
the local shoe and boot industry. 
 
By leaving Castle Multi storey and High Street 
car park where they are and positioning 
another on the edge of the town centre like 
Cannon street and Sharman Road used to be, 
traffic numbers (and hence increased pollution 
in a residential area) will not have to drastically 
increase. Nor will a local community suffer 
unnecessary upheaval.  
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choice but to go 
through the town 
centre, both on 
entering the town 
centre and on leaving 
it (due to the one way 
system that will be in 
effect in the area). 
This will inordinately 
increase the amount 
of traffic through the 
town centre. The 
council have been 
unable to give me an 
projected / actual (real 
time) figures but if at 
present most of the 
traffic intending to use 
the town centre only 
needs to drive around 
the periphery under 
the proposed plans 
there will be at least 
75% (three car parks 
now becoming one) 
will have no choice but 
to drive into and out of 
the town centre. This 
increase (without 
projected growth) 
surely contravenes the 
councils 
environmental policy. 
The size of the multi-
storey car park will 
also blight the natural 
environment in an 
area of low rise 
housing. 
 
The proposals will also 
mean the widening of 
several streets, putting 
at risk the local 
community. The main 
road and additional 
proposed roads will 
split the local 
community in two, 
putting the main road 
through town between 
them and their local 
services (several 
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churches and shops). 
It could also mean that 
several “workers 
cottages” will have to 
be demolished. These 
are all that remains of 
the local boot and 
shoe industry for 
which this area of 
town was the heart of 
in the 19th and early 
20th century. Over 
50% of the houses 
remaining the area 
have a historical link 
with the local shoe 
and boot industry. 
 
By leaving Castle Multi 
storey and High Street 
car park where they 
are and positioning 
another on the edge of 
the town centre like 
Cannon street and 
Sharman Road used 
to be, traffic numbers 
(and hence increased 
pollution in a 
residential area) will 
not have to drastically 
increase. Nor will a 
local community suffer 
unnecessary 
upheaval.  

5.10 
Transport 

1112 
Mr Mark 
Stonton 

2895 
Unsound 

The implied intentions 
are to reduce 
congestion and traffic 
in the town centres. 
With three car parks 
now gone the multi 
story car park will not 
only have to make up 
for lost capacity but 
also for projected 
growth. This will mean 
there will be a need for 
a very large capacity 
building. Under the 
proposed plans every 
vehicle wanting to get 
to this (or to access 
service bays in the 

Wellingborough Council’s environmental 
Policy states “Conserve, restore and enhance 
the boroughs built and natural environment 
keeping it safe, diverse and 
pleasant…..Reduce the need for the 
movement of both people and goods. Where 
movement is necessary encourage the use of 
public transport, cycling and walking.” 
 
Wellingborough Council have also signed up 
to the Nottingham Declaration on Climate 
Change. 
 
The Action Plan compromises the Councils 
environmental policy and against the implied 
intentions of the Nottingham declaration. 
 
The implied intentions are to reduce 



Item ID / Name ID / 
Type Summary Representation 

new shops) will have 
no choice but to go 
through the town 
centre, both on 
entering the town 
centre and on leaving 
it (due to the one way 
system that will be in 
effect in the area). 
This will inordinately 
increase the amount 
of traffic through the 
town centre. The size 
of the multi-storey car 
park will also blight the 
natural environment in 
an area of low rise 
housing. 
 
The proposals will also 
mean the widening of 
several streets, putting 
at risk the local 
community.  

congestion and traffic in the town centres. At 
present buses bring people into 
Wellingborough Council and the two remaining 
car parks are on the edge of the town centre, 
people walk from these. The car parks are 
currently situated in such a way that when 
going to and leaving them there is no direct 
need to travel through the town centre. This is 
not so under the proposed plan. Under the 
Action plan the council will take away one of 
the car parks on the edge of the town centre 
and build a multi storey in the centre of town in 
the centre of the one-way road system. Out of 
the four car parks that were on the edge of the 
town centre several years ago only one will 
remain. One has been taken over by 
Morrisons, another has had a swimming pool 
built on it.The action plan takes away another. 
With three car parks now gone the multi story 
car park will not only have to make up for lost 
capacity but also for projected growth. This will 
mean there will be a need for a very large 
capacity building. Under the proposed plans 
every vehicle wanting to get to this (or to 
access service bays in the new shops) will 
have no choice but to go through the town 
centre, both on entering the town centre and 
on leaving it (due to the one way system that 
will be in effect in the area). This will 
inordinately increase the amount of traffic 
through the town centre. The council have 
been unable to give me an projected / actual 
(real time) figures but if at present most of the 
traffic intending to use the town centre only 
needs to drive around the periphery under the 
proposed plans there will be at least 75% 
(three car parks now becoming one) will have 
no choice but to drive into and out of the town 
centre. This increase (without projected 
growth) surely contravenes the councils 
environmental policy. The size of the multi-
storey car park will also blight the natural 
environment in an area of low rise housing. 
 
The proposals will also mean the widening of 
several streets, putting at risk the local 
community. The main road and additional 
proposed roads will split the local community 
in two, putting the main road through town 
between them and their local services (several 
churches and shops). It could also mean that 
several “workers cottages” will have to be 
demolished. These are all that remains of the 
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local boot and shoe industry for which this 
area of town was the heart of in the 19th and 
early 20th century. Over 50% of the houses 
remaining the area have a historical link with 
the local shoe and boot industry. 
 
By leaving Castle Multi storey and High Street 
car park where they are and positioning 
another on the edge of the town centre like 
Cannon street and Sharman Road used to be, 
traffic numbers (and hence increased pollution 
in a residential area) will not have to drastically 
increase. Nor will a local community suffer 
unnecessary upheaval.  
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Policy WTC 18 
CHANGES TO 
TRAFFIC 
CIRCULATION 

768 
Bovis 

766 
David Barnes 
(Star 
Planning and 
Development) 

2797 
Unsound 

The changes to 
traffic circulation 
identified in Policy 
WTC18 need to 
recognise any 
impacts associated 
with changes to 
traffic flows and 
distribution caused 
by the sustainable 
urban extensions 
(including the 
potential change to 
the role of the 
Eastern Relief 
Road) should be 
properly 
anticipated by the 
WTCAAP.  

The changes to traffic circulation 
identified in Policy WTC18 need to 
recognise any impacts associated with 
changes to traffic flows and distribution 
caused by the sustainable urban 
extensions (including the potential 
change to the role of the Eastern Relief 
Road) should be properly anticipated by 
the WTCAAP.  

Policy WTC 18 
CHANGES TO 
TRAFFIC 
CIRCULATION 

805 
Swansgate 
(ING Real 
Estates)  

804 
GVA Grimely 

2877 
Unsound 

We are concerned 
that the new and 
improved public 
transport 
interchange will 
predominantly 
serve the Northern 
part of the town 
centre and that it 
effectively ignores 
the existing town 
centre. We also 
consider that full 
transport feasibility 
studies have not 
been carried out 
and we consider 

We are concerned that the new and 
improved public transport interchange 
will predominantly serve the Northern 
part of the town centre and that it 
effectively ignores the existing town 
centre. We also consider that full 
transport feasibility studies have not 
been carried out and we consider that a 
comprehensive transport strategy is 
required to resolve congestion and 
improve accessibility and circulation into 
and around the town centre. We believe 
that more detailed transport feasibility 
work should be carried out and the AAP 
should consider how to improve public 
transport and accessibility in the existing 
town centre.  
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that a 
comprehensive 
transport strategy 
is required to 
resolve congestion 
and improve 
accessibility and 
circulation into and 
around the town 
centre. We believe 
that more detailed 
transport feasibility 
work should be 
carried out and the 
AAP should 
consider how to 
improve public 
transport and 
accessibility in the 
existing town 
centre.  
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Policy WTC 19 
IMPROVEMENTS 
TO BUS 
NETWORK 

1002 
Mrs Lisa 
Maric 
(Highways 
Agency)  

2785 
Unsound 

With regard to 
Policy WTC19, the 
Agency 
appreciates the 
proposals put 
forward to improve 
bus priority and 
services in the 
town centre and 
recognises that 
this will encourage 
more sustainable 
travel. However, it 
is not clear in the 
AAP itself as to 
how these 
measures will be 
delivered in terms 
of the timescale 
for delivery, their 
sources of funding 
and who will be 
responsible for 
undertaking the 
necessary works. 

With regard to Policy WTC19, the 
Agency appreciates the proposals 
put forward to improve bus priority 
and services in the town centre and 
recognises that this will encourage 
more sustainable travel. However, it 
is not clear in the AAP itself as to 
how these measures will be 
delivered in terms of the timescale 
for delivery, their sources of funding 
and who will be responsible for 
undertaking the necessary works.  

Policy WTC 19 
IMPROVEMENTS 
TO BUS 
NETWORK 

768 
Bovis 

766 

2798 
Unsound 

As with any 
changes to traffic 
circulation, any 
improvements to 

As with any changes to traffic 
circulation, any improvements to bus 
infrastructure and services should 
fully recognise the anticipated 
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David Barnes 
(Star 
Planning and 
Development) 

bus infrastructure 
and services 
should fully 
recognise the 
anticipated 
increase in 
patronage 
associated with 
both the general 
modal shift targets 
and the high 
quality bus 
services 
associated with 
Stanton Cross and 
East of Stanton 
Cross. Indeed, 
Policy WTC19 (iii) 
and paragraph 
5.10.8 should 
recognise the high 
quality bus loop 
proposed as part 
of the approved 
Stanton Cross 
scheme being 
enhanced to also 
serve East of 
Stanton Cross.  

increase in patronage associated 
with both the general modal shift 
targets and the high quality bus 
services associated with Stanton 
Cross and East of Stanton Cross. 
Indeed, Policy WTC19 (iii) and 
paragraph 5.10.8 should recognise 
the high quality bus loop proposed as 
part of the approved Stanton Cross 
scheme being enhanced to also 
serve East of Stanton Cross.  

Policy WTC 19 
IMPROVEMENTS 
TO BUS 
NETWORK 

805 
Swansgate 
(ING Real 
Estates)  

804 
GVA Grimely 

2878 
Unsound 

We are concerned 
that the new and 
improved public 
transport 
interchange will 
predominantly 
serve the Northern 
part of the town 
centre and that it 
effectively ignores 
the existing town 
centre. We also 
consider that full 
transport 
feasibility studies 
have not been 
carried out and we 
consider that a 
comprehensive 
transport strategy 
is required to 
resolve 
congestion and 
improve 

We are concerned that the new and 
improved public transport 
interchange will predominantly serve 
the Northern part of the town centre 
and that it effectively ignores the 
existing town centre. We also 
consider that full transport feasibility 
studies have not been carried out 
and we consider that a 
comprehensive transport strategy is 
required to resolve congestion and 
improve accessibility and circulation 
into and around the town centre. We 
believe that more detailed transport 
feasibility work should be carried out 
and the AAP should consider how to 
improve public transport and 
accessibility in the existing town 
centre.  
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accessibility and 
circulation into 
and around the 
town centre. We 
believe that more 
detailed transport 
feasibility work 
should be carried 
out and the AAP 
should consider 
how to improve 
public transport 
and accessibility 
in the existing 
town centre.  
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5.10.8 The 
quality bus 
loop 
between 
the town 
centre, 
railway 
station 
(and 
planned 
commercial 
hub) and 
Stant 

768 
Bovis 

766 
David Barnes 
(Star 
Planning and 
Development) 

2799 
Unsound 

As with any 
changes to traffic 
circulation, any 
improvements to 
bus infrastructure 
and services should 
fully recognise the 
anticipated increase 
in patronage 
associated with both 
the general modal 
shift targets and the 
high quality bus 
services associated 
with Stanton Cross 
and East of Stanton 
Cross. Indeed, 
Policy WTC19 (iii) 
and paragraph 
5.10.8 should 
recognise the high 
quality bus loop 
proposed as part of 
the approved 
Stanton Cross 
scheme being 
enhanced to also 
serve East of 
Stanton 
Cross.hanges to 
traffic circulation, 
any improvements 
to bus infrastructure 
and services  

As with any changes to traffic circulation, 
any improvements to bus infrastructure 
and services should fully recognise the 
anticipated increase in patronage 
associated with both the general modal 
shift targets and the high quality bus 
services associated with Stanton Cross 
and East of Stanton Cross. Indeed, Policy 
WTC19 (iii) and paragraph 5.10.8 should 
recognise the high quality bus loop 
proposed as part of the approved Stanton 
Cross scheme being enhanced to also 
serve East of Stanton Cross.  
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Policy WTC 
20 
CHANGES 
TO TOWN 
CENTRE 
PARKING 
AND 
SERVICING 

1002 
Mrs Lisa 
Maric 
(Highways 
Agency)  

2783 
Unsound 

However, particular 
attention should be 
given to the role of 
parking within the 
wider approach to 
encourage more 
sustainable travel as 
set out in the 
Transport Strategy 
for Growth.  

However, particular attention should be 
given to the role of parking within the wider 
approach to encourage more sustainable 
travel as set out in the Transport Strategy 
for Growth.  

Policy WTC 
20 
CHANGES 
TO TOWN 
CENTRE 
PARKING 
AND 
SERVICING 

533 
Mr Steve 
Bolton 
(East 
Midlands 
Regional 
Assembly)  

2853 
Sound  

Car Parking – 
Reference to car 
restraint measures 
in Policy WTC20 
including using 
reduced car parking 
ratios and to the 
management of car 
parking with new 
development is 
welcome in terms of 
reducing 
dependency on the 
private car 
 
(you may care to 
note that there 
appears to be a 
typographical error 
in paragraph 
5.10.13).  

Car Parking – Reference to car restraint 
measures in Policy WTC20 including using 
reduced car parking ratios and to the 
management of car parking with new 
development is welcome in terms of 
reducing dependency on the private car 
 
(you may care to note that there appears to 
be a typographical error in paragraph 
5.10.13).  

Policy WTC 
20 
CHANGES 
TO TOWN 
CENTRE 
PARKING 
AND 
SERVICING 

805 
Swansgate 
(ING Real 
Estates)  

804 
GVA 
Grimely 

2889 
Unsound 

The AAP states that 
a new multi-storey 
car park will be 
constructed on the 
Tresham Institute 
and High Street 
sites. 
 
There is no 
justification as to 
why the Tresham 
Institute car park 
falls within the 
primary shopping 
area and the 
Swansgate centre 
car park is excluded.
 
The Swansgate 
shopping centre car 
park is an integral 

The AAP states that a new multi-storey car 
park will be constructed on the Tresham 
Institute and High Street sites. 
 
There is no justification as to why the 
Tresham Institute car park falls within the 
primary shopping area and the Swansgate 
centre car park is excluded. 
 
The Swansgate shopping centre car park is 
an integral part of the Swansgate Centre 
and Wellingborough town centre. 
 
We consider that the AAP should be 
amended to include the Swansgate 
Shopping Centre car park within the primary 
shopping area.  
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part of the 
Swansgate Centre 
and Wellingborough 
town centre. 
 
We consider that the 
AAP should be 
amended to include 
the Swansgate 
Shopping Centre car 
park within the 
primary shopping 
area.  
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5.10.13 The 
reduction of 
parking 
provision at 
ratios less, the 
implementation 
of travel plans 
and the creati 

533 
Mr Steve 
Bolton 
(East 
Midlands 
Regional 
Assembly) 

2854 
Sound 

(you may care to 
note that there 
appears to be a 
typographical error 
in paragraph 
5.10.13). 

(you may care to note that there appears to 
be a typographical error in paragraph 
5.10.13). 
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Policy WTC 21 
IMPROVEMENTS 
TO THE CYCLE 
NETWORK 

806 
Planning & 
Biodiversity 
Advisor 
Rachel 
Gorman 
(Natural 
England)  

2837 
Sound 

We support the 
inclusion of 
policies WTC21 & 
22 for 
improvements to 
the cycle and 
pedestrian 
network. 

We are pleased to note that a specific 
policy has been included on Green Open 
Spaces (WTC17) which protects 
environmentally important open space 
and encourages conservation and 
enhancement initiatives. We support the 
inclusion of this policy, along with WTC12 
to protect and enhance the architectural 
and historic fabric of the town centre and 
policies WTC21 & 22 for improvements to 
the cycle and pedestrian network.  

Policy WTC 21 
IMPROVEMENTS 
TO THE CYCLE 
NETWORK 

533 
Mr Steve 
Bolton 
(East 
Midlands 
Regional 
Assembly)  

2850 
Sound 

In our comments 
on the Preferred 
Options we 
referred to the 
proposed increase 
in the provision of 
new dwellings in 
the town centre. In 
sustainability 
terms, particularly 
reducing the need 
to travel, as a 
significant 
proportion of new 
jobs will be around 

In our comments on the Preferred Options 
we referred to the proposed increase in 
the provision of new dwellings in the town 
centre. In sustainability terms, particularly 
reducing the need to travel, as a 
significant proportion of new jobs will be 
around the station, our view is that it is 
important to show how linkages between 
residential development and the Station 
will be improved in terms of access by 
public transport, cycle and on foot. The 
reference to providing high quality bus 
links to the railway station and outlying 
employment hubs in paragraph 5.4.14 is 
therefore welcome and it is noted that 
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the station, our 
view is that it is 
important to show 
how linkages 
between 
residential 
development and 
the Station will be 
improved in terms 
of access by 
public transport, 
cycle and on foot. 
The reference to 
providing high 
quality bus links to 
the railway station 
and outlying 
employment hubs 
in paragraph 
5.4.14 is therefore 
welcome and it is 
noted that 
continuation of 
pedestrian and 
cycle routes is 
illustrated in 
Figures 5.16 and 
5.18. You may 
however wish to 
consider 
extending the 
reference to high 
quality bus links to 
include links for 
pedestrians and 
cyclists. This could 
be in the 
supporting text to 
Policies WTC21 
and WTC22 and in 
the form of a cross 
reference to your 
proposed Site 
Specific Proposals 
DPD (which it is 
understood will 
also be 
considering the 
network of cycle 
routes and 
principal footpaths 
outside the town 
centre linking to 

continuation of pedestrian and cycle 
routes is illustrated in Figures 5.16 and 
5.18. You may however wish to consider 
extending the reference to high quality 
bus links to include links for pedestrians 
and cyclists. This could be in the 
supporting text to Policies WTC21 and 
WTC22 and in the form of a cross 
reference to your proposed Site Specific 
Proposals DPD (which it is understood will 
also be considering the network of cycle 
routes and principal footpaths outside the 
town centre linking to outlying 
employment areas).  
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outlying 
employment 
areas).  
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Policy WTC 22 
IMPROVEMENTS 
TO THE 
PEDESTRIAN 
NETWORK 

806 
Planning & 
Biodiversity 
Advisor 
Rachel 
Gorman 
(Natural 
England)  

2838 
Sound  

We support the 
inclusion of this 
WTC21 & 22 for 
improvements to 
the cycle and 
pedestrian network.

. We support the inclusion of this 
policy, along with WTC12 to protect 
and enhance the architectural and 
historic fabric of the town centre and 
policies WTC21 & 22 for 
improvements to the cycle and 
pedestrian network.  

Policy WTC 22 
IMPROVEMENTS 
TO THE 
PEDESTRIAN 
NETWORK 

533 
Mr Steve 
Bolton 
(East 
Midlands 
Regional 
Assembly)  

2851 
Sound  

The reference to 
providing high 
quality bus links to 
the railway station 
and outlying 
employment hubs 
in paragraph 5.4.14 
is therefore 
welcome and it is 
noted that 
continuation of 
pedestrian and 
cycle routes is 
illustrated in 
Figures 5.16 and 
5.18. You may 
however wish to 
consider extending 
the reference to 
high quality bus 
links to include 
links for 
pedestrians and 
cyclists. This could 
be in the 
supporting text to 
Policies WTC21 
and WTC22 and in 
the form of a cross 
reference to your 
proposed Site 
Specific Proposals 
DPD (which it is 
understood will 
also be considering 
the network of 
cycle routes and 
principal footpaths 
outside the town 

The reference to providing high quality 
bus links to the railway station and 
outlying employment hubs in 
paragraph 5.4.14 is therefore welcome 
and it is noted that continuation of 
pedestrian and cycle routes is 
illustrated in Figures 5.16 and 5.18. 
You may however wish to consider 
extending the reference to high quality 
bus links to include links for 
pedestrians and cyclists. This could be 
in the supporting text to Policies 
WTC21 and WTC22 and in the form of 
a cross reference to your proposed 
Site Specific Proposals DPD (which it 
is understood will also be considering 
the network of cycle routes and 
principal footpaths outside the town 
centre linking to outlying employment 
areas).  
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centre linking to 
outlying 
employment 
areas).  

Policy WTC 22 
IMPROVEMENTS 
TO THE 
PEDESTRIAN 
NETWORK 

805 
Swansgate 
(ING Real 
Estates)  

804 
GVA 
Grimely 

2883 
Unsound 

There is no clear 
mechanism that will 
ensure that the 
proposed 
developments at 
the Tresham 
institute and High 
Street sites are well 
linked and fully 
integrated with the 
rest of the town 
centre. We 
consider that the 
AAP should 
provide more detail 
on how new retail 
and leisure 
development will 
be linked with 
existing areas 
including the 
Swansgate centre 
to ensure that 
Wellingborough 
remains a coherent 
and well connected 
town centre and 
that new 
development does 
not comprise the 
future success of 
the Swansgate 
centre.  

There is no clear mechanism that will 
ensure that the proposed 
developments at the Tresham institute 
and High Street sites are well linked 
and fully integrated with the rest of the 
town centre. We consider that the AAP 
should provide more detail on how 
new retail and leisure development will 
be linked with existing areas including 
the Swansgate centre to ensure that 
Wellingborough remains a coherent 
and well connected town centre and 
that new development does not 
comprise the future success of the 
Swansgate centre.  

Item ID / Name ID / 
Type Summary Representation 

Policy WTC 25 
TOWN CENTRE 
INFRASTRUCTURE 

1060 
Ms Rebecca 
Bristow 
(Environment 
Agency)  

2863 
Unsound 

Objective 6 which 
underpin the plan 
refers to energy 
efficiency. Rather 
than limiting this 
objective to 
energy efficiency, 
we recommend 
that the objective 
should relate 
more widely to 
resource 
efficiency. The 

Objective 6 which underpin the plan 
refers to energy efficiency. Rather 
than limiting this objective to energy 
efficiency, we recommend that the 
objective should relate more widely 
to resource efficiency. The plan 
provides a significant opportunity for 
the local authority and developers 
to showcase water resource 
efficiency through the use of 
rainwater harvesting and other 
efficiency techniques. 
 



Item ID / Name ID / 
Type Summary Representation 

plan provides a 
significant 
opportunity for the 
local authority 
and developers to 
showcase water 
resource 
efficiency through 
the use of 
rainwater 
harvesting and 
other efficiency 
techniques. 
 
The local 
authority should 
consider including 
a water efficiency 
policy related to 
WTC25 which 
would apply 
across the 
development site. 

The local authority should consider 
including a water efficiency policy 
related to WTC25 which would 
apply across the development site.  

Policy WTC 25 
TOWN CENTRE 
INFRASTRUCTURE 

1060 
Ms Rebecca 
Bristow 
(Environment 
Agency)  

2866 
Unsound 

Policy WTC25 
and Paragraph 
5.11.4 
 
These should be 
amended to 
incorporate 
guidance as 
stated in PPS25 
Annex F in 
general and 
Paragraph F10 in 
particular.  

Policy WTC25 and Paragraph 
5.11.4 
 
These should be amended to 
incorporate guidance as stated in 
PPS25 Annex F in general and 
Paragraph F10 in particular.  

Item ID / Name ID / 
Type Summary Representation 

5.11.4 In 
respect of 
water supply, 
drainage and 
sewerage 
infrastructure, 
Anglian 
Water has 
identified a 
nee 

1060 
Ms Rebecca 
Bristow 
(Environment 
Agency)  

2867 
Unsound 

Policy WTC25 and 
Paragraph 5.11.4 
 
These should be 
amended to 
incorporate 
guidance as stated 
in PPS25 Annex F 
in general and 
Paragraph F10 in 
particular.  

Policy WTC25 and Paragraph 5.11.4 
 
These should be amended to incorporate 
guidance as stated in PPS25 Annex F in 
general and Paragraph F10 in particular.  

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

6 Development Opportunity Site Policies 

Item ID / Name ID / 
Type Summary Representation 

6 
Development 
Opportunity 
Site Policies 

768 
Bovis 

766 
David Barnes 
(Star 
Planning and 
Development) 

2792 
Unsound 

In accordance 
with the policy 
requirement of 
PPS3, the 
Development 
Opportunity Sites 
Policies (Chapter 
6) which identify 
those sites being 
relied upon for 
new housing to be 
developed will 
need to 
demonstrate that 
they are 
deliverable and 
developable for 
the capacity 
proposed. For 

Demonstrate that the Development 
Opportunity Sites are deliverable and 
developable for the capacity proposed. 



Item ID / Name ID / 
Type Summary Representation 

example, PS2 
does raise a 
concern whether 
both the Post 
Office Sorting 
Depot and the BT 
Exchange sites 
will be available 
concurrently for 
development to 
secure the 
integrated 
approach 
identified at 
paragraph 6.3.14. 
There must be 
greater certainty if 
this site (or any 
other site) is to be 
relied upon to 
deliver housing 
during the period 
up to 2021. If 
there is not a high 
degree of certainty 
then consideration 
must be given to 
maximising the 
available capacity 
on identified 
strategic sites 
(e.g. East of 
Staton Cross) to 
ensure the 
delivery of the 
required housing 
provision identified 
in the Core Spatial 
Strategy within the 
Borough of 
Wellingborough by 
2021.  

Item ID / Name ID / 
Type Summary Representation 

Policy PS 1 
MARKET 
SQUARE 
AND 
TRESHAM 
INSTITUTE 
SITES 

413 
Rev Paul 
Bedford 
(Wellingborough 
United 
Reformed 
Church)  

2775 
Unsound 

  In its current version the DPD does not 
meet the WTCAAP Site-Specific Policy 
PS1 of the Sustainability Appraisal sub-
paragraph xii which states, "Retention 
of access and servicng arrangements 
to existing properties where possible, 
including specific measures to include 
conveniently located parking for 



Item ID / Name ID / 
Type Summary Representation 

disabled persons as well as All Hallows 
Church staff and parishioners". 
 
The same parking arrangements are 
required for Wellingborough United 
Reformed Church (URC) so that 
emergency services, the substantial 
number of funeral and wedding parties, 
and the disabled and elderly members 
of the congrgation have direct access to 
the front door of the church. It should 
be noted too, that the church is used by 
the general public for concerts and 
other functions and is therefore an 
asset to the whole community. 
 
To make the DPD "sound" requires the 
provision of "protected" parking space 
on the High Street at the front of the 
URC, similar to that by the bus stop at 
Broad Green, and below the pedestrian 
lights on High Street just above the 
church  

Policy PS 1 
MARKET 
SQUARE 
AND 
TRESHAM 
INSTITUTE 
SITES 

1060 
Ms Rebecca 
Bristow 
(Environment 
Agency)  

2868 
Unsound 

Development 
Opportunity Site 
Policies 1 – 4 
 
All proposed sites 
in these areas 
need to be 
reviewed or 
assessed from 
risk of other forms 
of flooding in 
particular, flooding 
from land 
(paragraph C6 of 
PPS25). Overland 
flow paths should 
be identified and 
taken into account 
in the spatial 
planning and 
layout of these 
sites. The 
individual and 
cumulative impact 
of the proposed 
development sites 
on existing 
overland flow 
paths should be 
assessed together 

Development Opportunity Site Policies 
1 – 4 
 
All proposed sites in these areas need 
to be reviewed or assessed from risk of 
other forms of flooding in particular, 
flooding from land (paragraph C6 of 
PPS25). Overland flow paths should be 
identified and taken into account in the 
spatial planning and layout of these 
sites. The individual and cumulative 
impact of the proposed development 
sites on existing overland flow paths 
should be assessed together with the 
adverse impacts if any on third party 
assets. 
 
All re-development proposals in these 
areas (Sites A – I) should comply with 
guidance in PPS25 Annex F in general 
and Para F10 in particular.  



Item ID / Name ID / 
Type Summary Representation 

with the adverse 
impacts if any on 
third party assets.
 
All re-
development 
proposals in these 
areas (Sites A – I) 
should comply 
with guidance in 
PPS25 Annex F in 
general and Para 
F10 in particular.  

Policy PS 1 
MARKET 
SQUARE 
AND 
TRESHAM 
INSTITUTE 
SITES 

805 
Swansgate 
(ING Real 
Estates)  

804 
GVA Grimely 

2879 
Unsound 

The AAP is 
underpinned by a 
commercial 
assessment 
undertaken by 
Drivers Jonas. We 
are very 
concerned with 
the robustness of 
this work, for 
example:- 
 
1. By drivers 
Jonas own 
admission they 
have ignored 
some of the most 
significant costs 
associated with 
highways, 
infrastructure etc 
These could run 
into several 
millions of pounds
 
2. Yields are more 
likely to range 
between 6.5% and 
7.5% for this type 
of investment 
stock.] 
 
3. Build costs 
appear to have 
been 
underestimated by 
some 30-40% 
 
4. No account has 
been taken for 

The AAP is underpinned by a 
commercial assessment undertaken by 
Drivers Jonas. We are very concerned 
with the robustness of this work, for 
example:- 
 
1. By drivers Jonas own admission they 
have ignored some of the most 
significant costs associated with 
highways, infrastructure etc These 
could run into several millions of 
pounds 
 
2. Yields are more likely to range 
between 6.5% and 7.5% for this type of 
investment stock.] 
 
3. Build costs appear to have been 
underestimated by some 30-40% 
 
4. No account has been taken for 
significant incentives (2-3 years rent 
equivalent) required to lease new retail 
developments and the assessment of 
Debenhams incentive is much lower 
than has been indicated to my client. 
 
5. The timings in the appraisals eg 12 
months site assembley and there 
months to lease are wholly inadequate 
estimates of the likely timeframes. 
 
6. Rents have been overestimated at 
£85 zone 1 (323psm) the effect of this 
much additional retail space is likely to 
cause (certainly in the short term) a 
lessening of rental levels to achieve 
anything approaching full occupancy. 
 
We strongly believe that the 



Item ID / Name ID / 
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significant 
incentives (2-3 
years rent 
equivalent) 
required to lease 
new retail 
developments and 
the assessment of 
Debenhams 
incentive is much 
lower than has 
been indicated to 
my client. 
 
5. The timings in 
the appraisals eg 
12 months site 
assembley and 
there months to 
lease are wholly 
inadequate 
estimates of the 
likely timeframes. 
 
6. Rents have 
been 
overestimated at 
£85 zone 1 
(323psm) the 
effect of this much 
additional retail 
space is likely to 
cause (certainly in 
the short term) a 
lessening of rental 
levels to achieve 
anything 
approaching full 
occupancy. 
 
We strongly 
believe that the 
commercial 
assessment 
should be 
amended to reflect 
these concerns.  

commercial assessment should be 
amended to reflect these concerns.  

Policy PS 1 
MARKET 
SQUARE 
AND 
TRESHAM 
INSTITUTE 

805 
Swansgate 
(ING Real 
Estates)  

804 

2884 
Unsound 

There is no clear 
mechanism that 
will ensure that 
the proposed 
developments at 
the Tresham 

There is no clear mechanism that will 
ensure that the proposed developments 
at the Tresham institute and High Street 
sites are well linked and fully integrated 
with the rest of the town centre. We 
consider that the AAP should provide 



Item ID / Name ID / 
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SITES GVA Grimely institute and High 
Street sites are 
well linked and 
fully integrated 
with the rest of the 
town centre. We 
consider that the 
AAP should 
provide more 
detail on how new 
retail and leisure 
development will 
be linked with 
existing areas 
including the 
Swansgate centre 
to ensure that 
Wellingborough 
remains a 
coherent and well 
connected town 
centre and that 
new development 
does not comprise 
the future success 
of the Swansgate 
centre.  

more detail on how new retail and 
leisure development will be linked with 
existing areas including the Swansgate 
centre to ensure that Wellingborough 
remains a coherent and well connected 
town centre and that new development 
does not comprise the future success of 
the Swansgate centre.  

Policy PS 1 
MARKET 
SQUARE 
AND 
TRESHAM 
INSTITUTE 
SITES 

805 
Swansgate 
(ING Real 
Estates)  

804 
GVA Grimely 

2887 
Unsound 

We are concerned 
with the impact of 
retail led 
development on 
the Tresham 
institute and High 
Street sites and 
how the 
development will 
impact on the rest 
of the town centre 
in particular the 
swans gate centre
 
The AAP does not 
provide enough 
flexibility as to 
what will happen if 
the proposed 
developments fail 
to come forward 
due to adverse 
economic 
conditions. More 
emphasis should 
be given to 

We are concerned with the impact of 
retail led development on the Tresham 
institute and High Street sites and how 
the development will impact on the rest 
of the town centre in particular the 
swans gate centre 
 
The AAP does not provide enough 
flexibility as to what will happen if the 
proposed developments fail to come 
forward due to adverse economic 
conditions. More emphasis should be 
given to improving the existing retail 
offer and looking at the potential to 
improve and enhance the Swansgate 
centre. The AAP fails to consider 
options to reconfigure, improve and 
extend the Swansgate centre. 
 
ING continue to look at ways to improve 
and enhance the Swansgate centre 
over the short, medium and long term 
and have been exploring ways to 
reconfigure the southern part of the 
centre, including the possible 
reconfiguration of the Swansgate car 
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Type Summary Representation 

improving the 
existing retail offer 
and looking at the 
potential to 
improve and 
enhance the 
Swansgate centre. 
The AAP fails to 
consider options 
to reconfigure, 
improve and 
extend the 
Swansgate centre.
 
ING continue to 
look at ways to 
improve and 
enhance the 
Swansgate centre 
over the short, 
medium and long 
term and have 
been exploring 
ways to 
reconfigure the 
southern part of 
the centre, 
including the 
possible 
reconfiguration of 
the Swansgate car 
park between 
commercial Way 
and Castle Way. It 
could be possible 
to extend the 
Swansgate centre 
to create several 
modern 
configured shop 
units including one 
or two anchor 
stores. There is 
also potential to 
create clusters of 
leisure uses 
including cafes, 
restaurants and 
potentially a 
cinema on the 
edge of the 
Swansgate centre. 
Although at an 

park between commercial Way and 
Castle Way. It could be possible to 
extend the Swansgate centre to create 
several modern configured shop units 
including one or two anchor stores. 
There is also potential to create clusters 
of leisure uses including cafes, 
restaurants and potentially a cinema on 
the edge of the Swansgate centre. 
Although at an early stage and still 
subject to ongoing viability testing, 
redevelopment of this area should be 
included in the AAP as it could come 
forward before development can take 
place on the Tresham Istitute site due 
to the complexities of land ownerships. 
 
We consider that the primary shopping 
area should be extended to the South 
up to Castle Way incorporating the 
Swansgate centre car park and/or this 
area should be identified as an 
extension to the primary shopping 
centre. The AAP should be amended to 
take account of potential opportunities 
to enhance and extend the Swansgate 
centre.  
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early stage and 
still subject to 
ongoing viability 
testing, 
redevelopment of 
this area should 
be included in the 
AAP as it could 
come forward 
before 
development can 
take place on the 
Tresham Istitute 
site due to the 
complexities of 
land ownerships. 
 
We consider that 
the primary 
shopping area 
should be 
extended to the 
South up to Castle 
Way incorporating 
the Swansgate 
centre car park 
and/or this area 
should be 
identified as an 
extension to the 
primary shopping 
centre. The AAP 
should be 
amended to take 
account of 
potential 
opportunities to 
enhance and 
extend the 
Swansgate centre. 

Item ID / Name ID / 
Type Summary Representation 

Policy PS 2 
POST 
OFFICE 
SORTING 
DEPOT / BT 
EXCHANGE 
SITE 

1060 
Ms Rebecca 
Bristow 
(Environment 
Agency)  

2869 
Unsound 

Development 
Opportunity Site 
Policies 1 – 4 
 
All proposed sites in 
these areas need to 
be reviewed or 
assessed from risk 
of other forms of 
flooding in particular, 

Development Opportunity Site Policies 
1 – 4 
 
All proposed sites in these areas need 
to be reviewed or assessed from risk of 
other forms of flooding in particular, 
flooding from land (paragraph C6 of 
PPS25). Overland flow paths should be 
identified and taken into account in the 
spatial planning and layout of these 



Item ID / Name ID / 
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flooding from land 
(paragraph C6 of 
PPS25). Overland 
flow paths should be 
identified and taken 
into account in the 
spatial planning and 
layout of these sites. 
The individual and 
cumulative impact of 
the proposed 
development sites 
on existing overland 
flow paths should be 
assessed together 
with the adverse 
impacts if any on 
third party assets. 
 
All re-development 
proposals in these 
areas (Sites A – I) 
should comply with 
guidance in PPS25 
Annex F in general 
and Para F10 in 
particular.  

sites. The individual and cumulative 
impact of the proposed development 
sites on existing overland flow paths 
should be assessed together with the 
adverse impacts if any on third party 
assets. 
 
All re-development proposals in these 
areas (Sites A – I) should comply with 
guidance in PPS25 Annex F in general 
and Para F10 in particular.  

Item ID / Name ID / 
Type Summary Representation 

Policy PS 3 
HIGH 
STREET / 
JACKSON’S 
LANE SITE 

1060 
Ms Rebecca 
Bristow 
(Environment 
Agency)  

2870 
Unsound 

Development 
Opportunity Site 
Policies 1 – 4 
 
All proposed sites 
in these areas 
need to be 
reviewed or 
assessed from risk 
of other forms of 
flooding in 
particular, flooding 
from land 
(paragraph C6 of 
PPS25). Overland 
flow paths should 
be identified and 
taken into account 
in the spatial 
planning and 
layout of these 
sites. The 
individual and 

Development Opportunity Site Policies 1 
– 4 
 
All proposed sites in these areas need to 
be reviewed or assessed from risk of 
other forms of flooding in particular, 
flooding from land (paragraph C6 of 
PPS25). Overland flow paths should be 
identified and taken into account in the 
spatial planning and layout of these sites. 
The individual and cumulative impact of 
the proposed development sites on 
existing overland flow paths should be 
assessed together with the adverse 
impacts if any on third party assets. 
 
All re-development proposals in these 
areas (Sites A – I) should comply with 
guidance in PPS25 Annex F in general 
and Para F10 in particular.  
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cumulative impact 
of the proposed 
development sites 
on existing 
overland flow 
paths should be 
assessed together 
with the adverse 
impacts if any on 
third party assets. 
 
All re-development 
proposals in these 
areas (Sites A – I) 
should comply with 
guidance in PPS25 
Annex F in general 
and Para F10 in 
particular.  

Item ID / Name ID / 
Type Summary Representation 

Policy 
PS 4 
OXFORD 
HOUSE 
SITE 

1106 
Mr Roger 
Birtles 
(RPS)  

1105 
Mr Roger 
Birtles 
(RPS)  

2780 
Sound  

  The allocation of the Oxford House site 
under section 6.4 (Proposal PS4) of the 
document as a mixed use site is 
welcomed by the site's owners, Jubilee 
Industrial Investments Limited, for who 
we act. Also welcomed are the range of 
uses suggested given this site's proximity 
to the town centre. 
 
That said the text to the actual proposal is 
considered to be overly prescriptive at 
this stage in the absence of a detailed 
design or development brief for the site. 
In particular the appropriate number of 
dwellings for the site should emerge from 
the design process and not be prescribed 
by the policy even if only in an indicative 
way. Similarly until a design for the site is 
fully developed it is unwise to prescibe at 
this juncture that a particular building line 
should be followed. This could inhibit an 
innovative and striking design. 
 
Subject to an amendment to the policy's 
wording to remove these design 
limitations the proposal is welcomed and 
supported.  

Policy 
PS 4 
OXFORD 
HOUSE 

1108 
Mr Steve 
Hemming 
(Lambert M 

2857 
Sound  

As you will no doubt 
be aware, NCC 
currently occupies 
Oxford house in 

As you will no doubt be aware, NCC 
currently occupies Oxford house in 
Wellingborough which is shown as Site K 
within the proposed Area Action Plan, 
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SITE Smith 
Hampton)  

14 
Mr Stephen 
Hemming 
(Lambert 
Smith 
Hampton)  

Wellingborough 
which is shown as 
Site K within the 
proposed Area Action 
Plan, being identified 
for redevelopment to 
combine new housing 
along with the 
potential for retail, 
employment and/or 
community uses. 
NCC currently 
provides a range of 
services from Oxford 
House and this 
provision will 
continue for at least 
the next 3 years, 
having recently 
agreed an extension 
to the lease of the 
premises, however 
they support the 
proposal for 
redevelopment of the 
site.  

being identified for redevelopment to 
combine new housing along with the 
potential for retail, employment and/or 
community uses. NCC currently provides 
a range of services from Oxford House 
and this provision will continue for at least 
the next 3 years, having recently agreed 
an extension to the lease of the premises, 
however they support the proposal for 
redevelopment of the site.  

Policy 
PS 4 
OXFORD 
HOUSE 
SITE 

1060 
Ms Rebecca 
Bristow 
(Environment 
Agency)  

2871 
Unsound 

Development 
Opportunity Site 
Policies 1 – 4 
 
All proposed sites in 
these areas need to 
be reviewed or 
assessed from risk of 
other forms of 
flooding in particular, 
flooding from land 
(paragraph C6 of 
PPS25). Overland 
flow paths should be 
identified and taken 
into account in the 
spatial planning and 
layout of these sites. 
The individual and 
cumulative impact of 
the proposed 
development sites on 
existing overland flow 
paths should be 
assessed together 
with the adverse 
impacts if any on 

Development Opportunity Site Policies 1 
– 4 
 
All proposed sites in these areas need to 
be reviewed or assessed from risk of 
other forms of flooding in particular, 
flooding from land (paragraph C6 of 
PPS25). Overland flow paths should be 
identified and taken into account in the 
spatial planning and layout of these sites. 
The individual and cumulative impact of 
the proposed development sites on 
existing overland flow paths should be 
assessed together with the adverse 
impacts if any on third party assets. 
 
All re-development proposals in these 
areas (Sites A – I) should comply with 
guidance in PPS25 Annex F in general 
and Para F10 in particular.  
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third party assets. 
 
All re-development 
proposals in these 
areas (Sites A – I) 
should comply with 
guidance in PPS25 
Annex F in general 
and Para F10 in 
particular.  

Item ID / 
Name 

ID / 
Type Summary Representation 

6.7 
Development 
opportunity 
area 5: 
Cultural 
Quarter sites 

509 
Rose 
Freeman 
(The 
Theatres 
Trust)  

2793 
Unsound 

Item 6.7.4 does not 
state what the 'new 
building' will be other 
than to 
 
house leisure, 
entertainment and 
culture and hope that 
this will be 
 
cultural rather than 
leisure related so 
that it is distinct from 
Site F 
 
Leisure Quarter.  

Item 6.7.4 does not state what the 'new 
building' will be other than to 
 
house leisure, entertainment and culture 
and hope that this will be 
 
cultural rather than leisure related so that it 
is distinct from Site F 
 
Leisure Quarter.  

Item ID / Name ID / 
Type Summary Representation 

Policy PS 
10 
CULTURAL 
QUARTER 
SITE 

509 
Rose 
Freeman 
(The 
Theatres 
Trust)  

2790 
Unsound 

A town centre 
should act as an 
important cultural 
hub for the arts, 
 
tourism and 
education. It should 
also make a 
significant 
contribution 
 
to the town's 
liveliness by 
attracting large 
numbers of people,
 
especially at 
weekends. The 
challenge therefore 
should be to build 
on 

A town centre should act as an important 
cultural hub for the arts, 
 
tourism and education. It should also 
make a significant contribution 
 
to the town's liveliness by attracting large 
numbers of people, 
 
especially at weekends. The challenge 
therefore should be to build on 
 
existing strengths and broaden the 
appeal of the town centre to a wider 
 
range of ages and social groups such as 
families and older people. 
 
We are pleased therefore that the theatre 
will form part of a Cultural 
 



Item ID / Name ID / 
Type Summary Representation 

 
existing strengths 
and broaden the 
appeal of the town 
centre to a wider 
 
range of ages and 
social groups such 
as families and 
older people. 
 
We are pleased 
therefore that the 
theatre will form 
part of a Cultural 
 
Quarter and that 
transport 
connections will be 
improved with 
other sites 
 
in the town centre. 
We are however 
concerned that 
parking will be 
 
limited. With regard 
to transport and 
parking 
arrangements we 
would 
 
like to emphasise 
that the economics 
of evening cultural 
and 
 
entertainment 
venues are reliant 
on audiences being 
able to get to the 
 
venue by public 
transport and car, 
being able to park 
their cars and 
 
bikes, and being 
able to get home 
safely. 
 
Allowing 

Quarter and that transport connections 
will be improved with other sites 
 
in the town centre. We are however 
concerned that parking will be 
 
limited. With regard to transport and 
parking arrangements we would 
 
like to emphasise that the economics of 
evening cultural and 
 
entertainment venues are reliant on 
audiences being able to get to the 
 
venue by public transport and car, being 
able to park their cars and 
 
bikes, and being able to get home safely.
 
Allowing restaurants and cafes in an 
open plan setting would enhance 
 
theatre use. We would encourage any 
improvements around the theatre, 
 
museum to provide ancillary restaurants 
and cafes to help give the 
 
quarter a sense of local identity and pride 
which will entertain and 
 
stimulate local residents, theatre and 
museum visitors and local 
 
businesses. Audiences coming to the 
theatre will enliven the 
 
surrounding area in the evening and 
provide regular custom for the local 
 
bars, cafes and restaurants outside 
normal working and shopping hours. 
 
Item 6.7.4 does not state what the 'new 
building' will be other than to 
 
house leisure, entertainment and culture 
and hope that this will be 
 
cultural rather than leisure related so that 
it is distinct from Site F 
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restaurants and 
cafes in an open 
plan setting would 
enhance 
 
theatre use. We 
would encourage 
any improvements 
around the theatre,
 
museum to provide 
ancillary 
restaurants and 
cafes to help give 
the 
 
quarter a sense of 
local identity and 
pride which will 
entertain and 
 
stimulate local 
residents, theatre 
and museum 
visitors and local 
 
businesses. 
Audiences coming 
to the theatre will 
enliven the 
 
surrounding area in 
the evening and 
provide regular 
custom for the local
 
bars, cafes and 
restaurants outside 
normal working 
and shopping 
hours. 
 
Item 6.7.4 does not 
state what the 'new 
building' will be 
other than to 
 
house leisure, 
entertainment and 
culture and hope 
that this will be 
 
cultural rather than 

Leisure Quarter.  
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leisure related so 
that it is distinct 
from Site F 
 
Leisure Quarter.  

Policy PS 
10 
CULTURAL 
QUARTER 
SITE 

806 
Planning & 
Biodiversity 
Advisor 
Rachel 
Gorman 
(Natural 
England)  

2845 
Sound  

Either in the policy 
wording itself or the 
supporting text of 
policies WTC7 
(cultural and 
leisure facilities), 
WTC17 (green 
open spaces) and 
PS10 (cultural 
quarter site) the 
following should be 
incorporated: 
 
To prevent adverse 
impacts on the 
European site, any 
proposals for 
improvements to 
Swanspool Brook 
or other areas in 
close proximity to 
the Upper Nene 
Valley Gravel Pits 
pSPA will be 
designed in 
consultation with 
Natural England.  

Either in the policy wording itself or the 
supporting text of policies WTC7 (cultural 
and leisure facilities), WTC17 (green 
open spaces) and PS10 (cultural quarter 
site) the following should be incorporated:
 
To prevent adverse impacts on the 
European site, any proposals for 
improvements to Swanspool Brook or 
other areas in close proximity to the 
Upper Nene Valley Gravel Pits pSPA will 
be designed in consultation with Natural 
England.  

Policy PS 
10 
CULTURAL 
QUARTER 
SITE 

1060 
Ms Rebecca 
Bristow 
(Environment 
Agency)  

2872 
Unsound 

Development 
Opportunity Site 
Policy 10 
 
Site Area J which 
includes 
Swanspool Brook 
includes proposals 
for a new 
pedestrian bridge 
over the brook. 
This structure will 
require formal 
permission from 
the Environment 
Agency by way of a 
flood defence 
consent and it 
should not be 
assumed that such 

Development Opportunity Site Policy 5 
 
Site Area J which includes Swanspool 
Brook includes proposals for a new 
pedestrian bridge over the brook. This 
structure will require formal permission 
from the Environment Agency by way of a 
flood defence consent and it should not 
be assumed that such permissions will be 
automatically forthcoming. 
 
Proposed development in this area 
should seek to enhance 
access/easement corridors adjacent to 
the brook and seek measures to reduce 
flood risk from the watercourse. Any 
proposed development and/or 
landscaping within 9.0 metres of the top 
of bank will require formal flood defence 
consent from the Environment Agency.  
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permissions will be 
automatically 
forthcoming. 
 
Proposed 
development in this 
area should seek 
to enhance 
access/easement 
corridors adjacent 
to the brook and 
seek measures to 
reduce flood risk 
from the 
watercourse. Any 
proposed 
development 
and/or landscaping 
within 9.0 metres of 
the top of bank will 
require formal flood 
defence consent 
from the 
Environment 
Agency.  

Policy PS 
10 
CULTURAL 
QUARTER 
SITE 

805 
Swansgate 
(ING Real 
Estates)  

804 
GVA Grimely 

2888 
Unsound 

We are concerned 
with the impact of 
retail led 
development on 
the Tresham 
institute and High 
Street sites and 
how the 
development will 
impact on the rest 
of the town centre 
in particular the 
swans gate centre 
 
The AAP does not 
provide enough 
flexibility as to what 
will happen if the 
proposed 
developments fail 
to come forward 
due to adverse 
economic 
conditions. More 
emphasis should 
be given to 
improving the 
existing retail offer 

We are concerned with the impact of 
retail led development on the Tresham 
institute and High Street sites and how 
the development will impact on the rest of 
the town centre in particular the swans 
gate centre 
 
The AAP does not provide enough 
flexibility as to what will happen if the 
proposed developments fail to come 
forward due to adverse economic 
conditions. More emphasis should be 
given to improving the existing retail offer 
and looking at the potential to improve 
and enhance the Swansgate centre. The 
AAP fails to consider options to 
reconfigure, improve and extend the 
Swansgate centre. 
 
ING continue to look at ways to improve 
and enhance the Swansgate centre over 
the short, medium and long term and 
have been exploring ways to reconfigure 
the southern part of the centre, including 
the possible reconfiguration of the 
Swansgate car park between commercial 
Way and Castle Way. It could be possible 
to extend the Swansgate centre to create 
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and looking at the 
potential to 
improve and 
enhance the 
Swansgate centre. 
The AAP fails to 
consider options to 
reconfigure, 
improve and 
extend the 
Swansgate centre.
 
ING continue to 
look at ways to 
improve and 
enhance the 
Swansgate centre 
over the short, 
medium and long 
term and have 
been exploring 
ways to reconfigure 
the southern part of 
the centre, 
including the 
possible 
reconfiguration of 
the Swansgate car 
park between 
commercial Way 
and Castle Way. It 
could be possible 
to extend the 
Swansgate centre 
to create several 
modern configured 
shop units 
including one or 
two anchor stores. 
There is also 
potential to create 
clusters of leisure 
uses including 
cafes, restaurants 
and potentially a 
cinema on the 
edge of the 
Swansgate centre. 
Although at an 
early stage and still 
subject to ongoing 
viability testing, 
redevelopment of 

several modern configured shop units 
including one or two anchor stores. There 
is also potential to create clusters of 
leisure uses including cafes, restaurants 
and potentially a cinema on the edge of 
the Swansgate centre. Although at an 
early stage and still subject to ongoing 
viability testing, redevelopment of this 
area should be included in the AAP as it 
could come forward before development 
can take place on the Tresham Istitute 
site due to the complexities of land 
ownerships. 
 
We consider that the primary shopping 
area should be extended to the South up 
to Castle Way incorporating the 
Swansgate centre car park and/or this 
area should be identified as an extension 
to the primary shopping centre. The AAP 
should be amended to take account of 
potential opportunities to enhance and 
extend the Swansgate centre.  
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this area should be 
included in the 
AAP as it could 
come forward 
before 
development can 
take place on the 
Tresham Istitute 
site due to the 
complexities of 
land ownerships. 
 
We consider that 
the primary 
shopping area 
should be 
extended to the 
South up to Castle 
Way incorporating 
the Swansgate 
centre car park 
and/or this area 
should be identified 
as an extension to 
the primary 
shopping centre. 
The AAP should be 
amended to take 
account of potential 
opportunities to 
enhance and 
extend the 
Swansgate centre. 

 

 

 

 

 

 

 

 

7 Implementation Framework 
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7 
Implementation 
Framework 

127 
Ms Pamela 
Roberts 
(Government 
Office for the 
East 
Midlands)  

2826 
Unsound 

Test of Soundness 
(viii) there are clear 
mechanisms for 
implementation and 
monitoring 
 
In order to 
demonstrate that 
the policies in the 
submission AAP 
can be delivered, 
the plan should 
demonstrate the 
commitment from 
key stakeholders 
and delivery 
agencies to 
implement the AAP 
policies. The 
reference to the 
involvement of the 
Town Centre 
Stakeholder Group 
(paragraph 7.4.1) is 
useful; but it would 
also be helpful to 
include more 
specific information 
on stakeholders’ 
commitment to the 
implementation of 
the plan in Chapter 
7.  

Test of Soundness (viii) there are clear 
mechanisms for implementation and 
monitoring 
 
In order to demonstrate that the policies 
in the submission AAP can be 
delivered, the plan should demonstrate 
the commitment from key stakeholders 
and delivery agencies to implement the 
AAP policies. The reference to the 
involvement of the Town Centre 
Stakeholder Group (paragraph 7.4.1) is 
useful; but it would also be helpful to 
include more specific information on 
stakeholders’ commitment to the 
implementation of the plan in Chapter 7. 
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7.4 
Project 
direction 

127 
Ms Pamela 
Roberts 
(Government 
Office for the 
East 
Midlands)  

2827 
Unsound 

Test of Soundness 
(ix) the plan is 
reasonably flexible to 
enable it to deal with 
changing 
circumstances 
 
Although the 
interrelationships 
between projects are 
more clearly set out in 
the implementation 
framework, there is 
still little discussion of 
the implications of the 
sites or funding failing 
to come forward. 

Test of Soundness (ix) the plan is 
reasonably flexible to enable it to deal with 
changing circumstances 
 
Although the interrelationships between 
projects are more clearly set out in the 
implementation framework, there is still little 
discussion of the implications of the sites or 
funding failing to come forward. Paragraphs 
1.5.2 and 7.4.1 refer to the Town Centre 
Advisory Group and if the intention is for 
this group to continue to meet, it could 
provide the forum for considering the 
implications of any delay to the forecast 
programme for delivery and potentially any 
triggers for the need to review the DPD.  
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Paragraphs 1.5.2 and 
7.4.1 refer to the 
Town Centre Advisory 
Group and if the 
intention is for this 
group to continue to 
meet, it could provide 
the forum for 
considering the 
implications of any 
delay to the forecast 
programme for 
delivery and 
potentially any 
triggers for the need 
to review the DPD.  

8 Monitoring Framework 
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8 
Monitoring 
Framework 

806 
Planning & 
Biodiversity 
Advisor 
Rachel 
Gorman 
(Natural 
England)  

2840 
Sound 

We are encouraged 
that the SA and 
implementation of the 
AAP will be monitored 
as part of the 
Borough Council’s 
Annual Monitoring 
Report. We consider 
that monitoring is an 
essential part of the 
LDF process and fully 
support this 
approach.  

We are encouraged that the SA and 
implementation of the AAP will be monitored 
as part of the Borough Council’s Annual 
Monitoring Report. We consider that 
monitoring is an essential part of the LDF 
process and fully support this approach.  

 

 

 

 

 

 

 

 

 



 

 

Appendix A Glossary 
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Appendix 
A 
Glossary 

127 
Ms Pamela 
Roberts 
(Government 
Office for the 
East 
Midlands)  

2829 
Sound 

Policy WTC13 refers to ‘social 
rented’ and ‘intermediate’ 
housing. The latter is not a term 
that people may be familiar with 
and it may assist understanding 
of the plan to include a 
definition in the glossary.  

Policy WTC13 refers to ‘social 
rented’ and ‘intermediate’ housing. 
The latter is not a term that people 
may be familiar with and it may 
assist understanding of the plan to 
include a definition in the glossary. 

Appendix B Superseded Policies in the Borough of Wellingborough Local Plan 

Appendix C Development sites schedule 

Appendix D Proposals Map 
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Appendix 
D 
Proposals 
Map 

470 
Mr Max 
Hand 
(Albany 
House 
Medical 
Centre)  

2876 
Unsound 

Albany House Medical Centre 
is one of Northamptonshire 
leading teaching and training 
practices, with an enviable 
record of providing high 
quality, accessible clinical 
care. Its location in the town 
centre makes it a popular 
choice for registrations for 
patients from all parts on the 
town and surrounding areas. 
We have well over 14,000 
patients, and see many 
hundreds of patients every 
day. 
 
We contend that the DPD is 
unsound for the following 
reasons: 
 
1) Increasing the volume of 
traffic passing along Queen 
Street will increase pollution 
and noise. Queen Street is 
narrow and the tall buildings to 
the side will have the effect of 
trapping pollution. Pollution 
has damaging effects on 
health and can worsen the 
condition of those with chronic 

Albany House Medical Centre is one of 
Northamptonshire leading teaching 
and training practices, with an enviable 
record of providing high quality, 
accessible clinical care. Its location in 
the town centre makes it a popular 
choice for registrations for patients 
from all parts on the town and 
surrounding areas. We have well over 
14,000 patients, and see many 
hundreds of patients every day. 
 
We contend that the DPD is unsound 
for the following reasons: 
 
1) Increasing the volume of traffic 
passing along Queen Street will 
increase pollution and noise. Queen 
Street is narrow and the tall buildings 
to the side will have the effect of 
trapping pollution. Pollution has 
damaging effects on health and can 
worsen the condition of those with 
chronic lung and/or heart disease. We 
have almost 900 patients with Asthma, 
350 with Coronary Heart Disease and 
over 200 with Chronic Obstructive 
Pulmonary Disease. 
 
2) Many of the consulting rooms In 



Item ID / 
Name 

ID / 
Type Summary Representation 

lung and/or heart disease. We 
have almost 900 patients with 
Asthma, 350 with Coronary 
Heart Disease and over 200 
with Chronic Obstructive 
Pulmonary Disease. 
 
2) Many of the consulting 
rooms In Albany House 
Medical Centre face on to 
Queen Street. With increased 
noise and air pollution, it is 
possible that doctors will be 
unable to consult effectively 
against the background of 
traffic noise and the inability to 
open windows on hot days. 
There are no spare rooms to 
move to in the building and air 
conditioning is prohibitively 
expensive. We operate an 
Audiology service every week. 
This requires a quiet 
environment for a hearing test. 
With increased traffic, it is very 
likely that this service would 
be forced to close. 
 
3) We rely on easy access for 
emergency vehicles – both the 
ambulance service and police. 
Any increase in traffic volumes 
could delay emergency 
response, which could in turn 
be a life and death situation 
for a patient. 
 
4) Patients rely on easy 
parking in Queen Street while 
they drop in to pick up or leave 
a prescription. Because what 
parking there is is limited, 
illegal parking is already 
common. With no on-street 
parking, it is highly unlikely 
that many patients will be 
willing to park in a car park, 
walk to the surgery, and walk 
back to a car park. Most will 
simply take a risk and park 
illegally. This is likely to add 
further to the congestion and 
pollution in Queen Street. 

Albany House Medical Centre face on 
to Queen Street. With increased noise 
and air pollution, it is possible that 
doctors will be unable to consult 
effectively against the background of 
traffic noise and the inability to open 
windows on hot days. There are no 
spare rooms to move to in the building 
and air conditioning is prohibitively 
expensive. We operate an Audiology 
service every week. This requires a 
quiet environment for a hearing test. 
With increased traffic, it is very likely 
that this service would be forced to 
close. 
 
3) We rely on easy access for 
emergency vehicles – both the 
ambulance service and police. Any 
increase in traffic volumes could delay 
emergency response, which could in 
turn be a life and death situation for a 
patient. 
 
4) Patients rely on easy parking in 
Queen Street while they drop in to pick 
up or leave a prescription. Because 
what parking there is is limited, illegal 
parking is already common. With no 
on-street parking, it is highly unlikely 
that many patients will be willing to 
park in a car park, walk to the surgery, 
and walk back to a car park. Most will 
simply take a risk and park illegally. 
This is likely to add further to the 
congestion and pollution in Queen 
Street. 
 
We have close to 2000 patients aged 
over 65, many of whom have mobility 
problems, chronic illnesses. Albany 
House has very limited parking (2 
disabled spaces), which means that 
parking on Queen Street close to the 
practice. Not to provide such parking 
serves to discriminate against those 
patients most in need of easy access 
to medical facilities. 
 
5) Patients are increasingly being 
given choice about which practice they 
want to register with. Changing 
practice will soon be as easy as 
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We have close to 2000 
patients aged over 65, many 
of whom have mobility 
problems, chronic illnesses. 
Albany House has very limited 
parking (2 disabled spaces), 
which means that parking on 
Queen Street close to the 
practice. Not to provide such 
parking serves to discriminate 
against those patients most in 
need of easy access to 
medical facilities. 
 
5) Patients are increasingly 
being given choice about 
which practice they want to 
register with. Changing 
practice will soon be as easy 
as moving Bank or Energy 
provider. If significant numbers 
of patients leave Albany 
House Medical Centre 
because access problems and 
pollution make it unfavourable 
compared to other practices, 
our financial viability will be 
undermined, which will result 
in services being cut as well 
as increasing the pressure on 
other practices to absorb 
those patients. It may also 
increase the numbers of 
patients attending Accident & 
Emergency and the out of 
hours provider, which results 
in a much higher cost to the 
NHS. 
 
6) We already provide a 
number of services that are 
traditionally the reserve of 
hospitals such as Carpal 
Tunnel surgery, Audiology, 
and ECG recording. Some of 
these are provided to patients 
of other practices. We have 
plans to introduce more such 
services which have the 
benefit to townspeople of not 
having to travel to Kettering or 
Northampton General 

moving Bank or Energy provider. If 
significant numbers of patients leave 
Albany House Medical Centre because 
access problems and pollution make it 
unfavourable compared to other 
practices, our financial viability will be 
undermined, which will result in 
services being cut as well as 
increasing the pressure on other 
practices to absorb those patients. It 
may also increase the numbers of 
patients attending Accident & 
Emergency and the out of hours 
provider, which results in a much 
higher cost to the NHS. 
 
6) We already provide a number of 
services that are traditionally the 
reserve of hospitals such as Carpal 
Tunnel surgery, Audiology, and ECG 
recording. Some of these are provided 
to patients of other practices. We have 
plans to introduce more such services 
which have the benefit to townspeople 
of not having to travel to Kettering or 
Northampton General Hospitals. If our 
use of the building is hindered by noise 
and/or pollution, our plans for these 
services will be severely compromised 
and residents will have to travel to 
Kettering or Northampton. 
 
To make the DPD sound: 
 
1) Consideration should be given to 
diverting traffic along St Johns Street 
(or another alternative route) rather 
than Queen Street 
 
2) Provide disabled parking spaces 
within easy access of the medical 
centre 
 
3) Provide short-stay parking spaces 
for medical centre patients exclusive 
use  
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Hospitals. If our use of the 
building is hindered by noise 
and/or pollution, our plans for 
these services will be severely 
compromised and residents 
will have to travel to Kettering 
or Northampton. 
 
To make the DPD sound: 
 
1) Consideration should be 
given to diverting traffic along 
St Johns Street (or another 
alternative route) rather than 
Queen Street 
 
2) Provide disabled parking 
spaces within easy access of 
the medical centre 
 
3) Provide short-stay parking 
spaces for medical centre 
patients exclusive use  

Appendix E Monitoring Framework 

Appendix F Indicative development programme 

 


