
 

 

 
  

 
 

  

 

 

 

 
 

   

  
   

 

 
 

  

 

 

  

  
 

  

 

6.4 Principle 3: An open space structure  

The provision of public spaces within the development will enrich the urban environment and provide 
opportunities for formal and informal activity. 

This section describes the approach developers will need to take towards the provision of urban and green spaces 
across the site. The main aims of the strategy will include: 

• 	 Retaining and enhancing where possible existing open green spaces and associated mature tree 
planting; 

• 	 Providing new green links to connect the site into its surrounding context and in particular establish 
connections across the site between the High Street and Bassett’s Park to the west; 

• 	 New street tree planting and planting to urban squares; 

• 	 New formal urban and green spaces with well designed connections between them; 

• 	 Responding to the natural topography of the site, locating taller planting to the elevated northern parts 
of the site along with taller buildings. Views south should be maximised to take best advantage of the 
potential open view aspect. 

The proposed open space structure that meets these objectives is indicated in Figure 6.13. This structure links the 
new development site into its context by maximizing opportunities for new connections, opening up new urban 
spaces at the site boundary to allow visual links into the development, and utilizes existing landscape elements. 
The open space structure required of developer includes: 

• 	 A significant new urban square opposite the United Reformed Church. This will provide a key 
gateway to the development site and will open up visual connections into the site. The square will 
reinforce the setting of the Church and provide a strongly memorable and legible element of the new 
scheme. 

• 	 Three new green spaces including a formal green square will provide much needed soft green 
recreational space within the site. These spaces are designed in relation to their adjacent buildings and 
provide valuable open space amenity for the Innovation Centre, residential block (south of the car 
park) and Tresham College. 

• 	 Enhancement of the existing green space to the north west corner of the scheme including mature trees. 

• 	 A planted pedestrian/cycle route from the junction of Jackson’s Lane and West Street east into the 
development. 

• 	 Formal tree planting along High Street and Local Streets 

• 	 2 No. View axis: From Jackson’s Lane/High Street corner south west into the development past 
Tresham College; and, axis from north west corner east into the site. 

To ensure the defined public spaces function successfully and offer productive usable open space, the following 
design criteria must be met by prospective developers: 

• 	 Spaces must be fronted onto by buildings and buildings must include where possible publicly-related 
uses, doors, windows, entrances etc at ground level 

• 	 No building backs must be exposed to public spaces/streets 

• 	 Blank gable ends will not be permitted 

• 	 Buildings, where possible, must seek to include residential at upper levels to provide ‘eyes-on-streets’ 
after hours 

• 	 Opportunities for public art should be considered and possibly linked with Tresham College. 

• 	 High quality street furniture using natural and low maintenance robust materials should be used 
throughout. 
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6.5 

6.6 

Principle 4: A connected movement network (access & parking) 

Various streets will allow for permeability into and across the site without allowing rat-runs from surrounding 
areas through the site. 

Site access will be based upon main site access, access to the multi-story car park, access to and servicing of the 
employment, offices, retail, college and hotel; and access to residential properties. Woven into and in some cases 
sharing the vehicular street will be attractive and safe walking and cycling routes. 

The accesses to the sites and the movement strategy overall will seek to minimize negative impacts on 
surrounding existing uses. Existing uses within the site will overall have improved access, wherever this can be 
achieved. 

The development will ensure that the capacity of the existing infrastructure is sufficient to serve new 
development or that new infrastructure can be viably provided.   

This will include: sufficient car parking provision to meet current use demand on the site; the needs of new site 
users; where appropriate provide for wider town strategic needs and; to provide for enhanced sustainable 
transport within site, onto the High Street and into the wider town.  

The current Jackson’s Lane car park and other informal parking within the site will be formalized into a mix of 
on-street parking and within a new multi-storey car park. This multi-storey car park is an essential requirement 
for the site, releasing land for development and so a higher intensity of use for the site. A multi-storey car park 
will be provided that meets current car park needs, proposed new site needs. It will be located in a position that is 
accessible from the primary access roads, does not dominate the site in design impact. It will accommodate 
approximately 600 spaces.  

Consideration needs to given to future housing growth parking needs for the town centre. This may be on-site, 
but is likely to be best achieved as part of the redevelopment of the current Tresham Institute site, that would be 
released for development should the Institute move to the High Street site as proposed in this development brief. 

The site needs to have better physical and visual links to its surroundings, including Bassets Park, Oxford Street, 
High Street and to the Town centre (Church Street to Market Street), so as to support enhanced walking and 
cycling and to enhance the ‘offer’ of the town centre as a whole. 

Principle 5: A viable mix of uses  

The sustainable objectives of the land use mix for the development are to: 

• Create a mix of uses that enable overlapping functions including live, work and play; and, 

• Ensure high quality services and amenities are accessible to all residents. 

The Developer will provide the land use mix indicated in Figure 6.14. This is used as the basis for the indicative 
schedule of accommodation given in Accommodation Table below. Considerable effort has been made to 
achieve a viable balance of uses and the supporting economic cost/value analysis is available on request from the 
Council. The proposed land-use mix is driven by the need to support non-residential uses within a viable 
development. 
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Key floor space requirements (see schedule) are as follows: 

• 	 Education: 

Tresham College (circa5,600sq.m) 

• 	 Hotel 

Boutique Hotel (circa1,800sq.m) 

• 	 Retail 

Classes A1 to A5 – range of small retail units (vary in size 150-300sq.m) to a total aggregate of 
circa1,200sq.m 

• 	 Office 

Innovation Centre (circa4,600sq.m) 

Other B1 (circa1,300sq.m) 

• 	 Residential units are to be a mix of type, combining to provide 236 new dwellings to be phased. The 
mixture of housing types and tenures required of the development will range from terraced town 
houses to apartments (flats), the latter comprising the majority of the housing provision. Housing will 
be required for single people with access to facilities and support. Accommodation is also to be 
provided above shops/offices as indicated in Figure 6.13 

Achieving a mixed-use development is vital for this town centre site and is at the heart of the Government’s 
current sustainability agenda. Mixed-use, however, is the result of a number of conditions including: 

• 	 Appropriate and sufficient density – it is expected that a Brownfield, town centre site such as the 
subject land supports a high-density scheme. Across the core site area (Council ownership) an average 
equivalent residential density of circa140DPH exists. Certain building forms are only capable of 
supporting a variety of functions above certain densities and it is critical that a high-density scheme is 
achieved to generate the required building types. For instance, a semi-detached house is unlikely to 
support non-residential uses or be robust in the longer term.  

• 	 Flexible building forms, especially at the ground floor to allow a change of use over time. 

• 	 Well connected street network that allows for local as well as global footfall 

• 	 Location of a natural ‘heart’ to the scheme as a focus of publicly-related activities 

• 	 Close proximity to public transport 

Sufficient quality in the housing will support a viable community. This includes non-residential uses to support 
“24/7” living; providing housing close to work opportunities and; providing a mix of tenures including at least 
35% affordable housing. The majority of the housing will be apartments with some terraced town houses (8 
No.).  Particular attention needs to given to the design, scale, appearance, materials and layout of the dwellings 
so that they compliment and/or enhance the listed and architectural high quality buildings that occupy parts of 
the site. The priority will be to support the feel of the overall new quarter, protecting the best of the old, but not 
necessarily creating a pastiche, rather allowing for balanced innovative design to be encouraged in places. 

Providing more quality office employment (B1) in town centres is a policy priority at local and regional level 
because it supports the vitality and viability of town centres. It is proposed that some12,000 sqft (1100 sqm) is 
provided within the site. Opportunities for an increased amount of office space is highly desirable and would be 
considered, but may depend on the development viability this may need intervention (grant) funding. There is a 
good opportunity for the office type to be provided to enhance the offer some of the current site users, notably 
professional services. Appropriate design and promotion of such offices is to be encouraged.  An amount of live-
work opportunities may be considered where this is compatible with surrounding users. Arts, crafts and media 
uses may be appropriate. 
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The Wellingborough Innovation Centre has expressed a clear desire to re-locate to the site. As a key catalyst for 
new and growing hi-tec employment ventures this facility will add considerably to the offer of the development 
site, the town centre and the Borough as a whole. A key central and visible location is to be provided to allow for 
this opportunity, requiring about 50,000 sqft (4600sqm).  

The relocation of the Tresham Institute to the site would allow for college related employment in teaching, 
administration and direct and indirect servicing. About 61,000 sqft (5650 sqm) are required. Offices, retail and 
other uses that have some direct relationship with the Tresham Institute training programmes, and/or that help 
support the skills needed that will help the growth areas in the region be more sustainable would be particularly 
welcome. 

Retention and/or new provision for existing retail is a priority for the site. Retail should be complimentary to the 
town centre core retail but not compete with it. For example specialist shops may be particularly appropriate 
rather than comparison goods. The retail as a priority should enhance the High Street and Oxford Street 
frontages, add to the vitality, and help define the feel, of the new quarter. About 13,500 sqft (1250 sqm) is 
proposed. 

Leisure uses such as limited food and drink, a pub, a café and a hotel where these compliment the other proposed 
uses (such as the college and offices) would be appropriate, again where these do not compete with the town 
centre core and are unlikely to conflict with other uses, particularly residential.  

The hotel set back in the site but with good sight lines back to the High Street should be a significant iconic 
exciting and flagship building, with a strong visual impact, high quality materials, that also add to and blend well 
with quarter as whole. 
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Accommodation Schedule Table 

Site Footprint Net Stories Net Dev Residential Innovation Hotel College Commercial 
sq.m sq.m No. sq.m flats No. units Houses No. sq.m sq.m sq.m retail sq.m office sq.m 

A1 435 370 4 1479 21 
A2 682 580 4 2319 33 
A3 460 391 4 1564 1564 
A4 440 374 4 1496 1496 
A5 331 281 4 1125 1125 
A6 438 372 4 1489 1489 

B1 116 99 3 296 1 197 
B2 47 40 3 120 1 80 
B3 222 189 3 566 5 189 
B4 140 119 3 357 3 119 
B5 227 193 3 579 6 193 

C1 188 160 3 479 5 160 
C2 110 94 3 281 3 94 
C3 112 95 3 286 3 95 

C3a 108 92 5 459 5 92 
C4 216 184 5 918 13 

C4a 58 49 3 148 2 
C5 531 451 5 2257 6 1805 

MultiStry 2180 6 
Basemnt 3900 1 
undrcroft 1090 1 

C7 500 425 4 1700 24 

D1 194 165 3 495 7 
D2 121 103 3 309 4 
D3 221 188 3 564 8 
D4 156 133 3 398 6 
D5 451 383 3 1150 16 
D6 121 103 3 309 4 
D7 106 90 3 270 3 90 

E1 407 346 3 1038 8 
E2 240 204 3 612 9 
E3 55 47 2 94 1 
E4 157 133 3 400 6 
E5 103 88 3 263 4 
E6 116 99 2 197 296 
E7 99 84 2 168 252 
E8 120 102 2 204 3 
E9 180 153 2 306 2 153 

E10 46 39 2 78 78 
E11 104 88 2 177 1 177 
E12 136 116 2 231 2 116 
E13 156 133 3 398 4 133 

F1 1360 1156 5 5780 17 4624 
F2 50 43 1 43 43 

Site Footprint Net Stories Net Dev Residential Innovation Hotel College Commercial 
sq.m sq.m No. sq.m flats No. units Houses No. sq.m sq.m sq.m retail sq.m office sq.m 

TOTAL 17,230 8,551 31,399 228 8 4,624 1,805 5,675 1,208 1,305 
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6.7 Principle 6: A sense of local identity, enhancing historic context 

The Developer will be required to ensure that the development generates a strong ‘sense of place’ as a new town 
centre quarter. It will need to distinguish clearly between public and private spaces and promote community 
participation in the development and procurement of new form. Moreover, sufficient density of development will 
be required to create the character of a town centre site. Figure 6.16 indicates the proposed building form and 
height distribution across the site. 

The Borough Council of Wellingborough will require that any future development is to be of a high standard of 
design quality. This requires that a number of design criteria be responded to by the Developer, including: 

• 	 A sensitive response to the unique characteristics of the High Street site – its land form, historic 
buildings context and proximity to the town centre 

• 	 Overall massing of new development across the site with a general increase in height and mass to 
the northern part of the site, increasing the legibility and visibility of the new development and 
‘presence’ of the site from the High Street 

• 	 Locating the key publicly significant and landmark buildings of civic quality at the main points of 
entry/gateways into the site 

• 	 Ensuring that key views across the site are accentuated by terminating in quality buildings of 
landmark character and through focusing design emphasis on corners and changes in direction. 

In the more historically sensitive areas, particularly along the Southern and Southeastern edges of the site, the 
development should have sensitive infill development, respecting the historic character of the area whilst 
prioritizing better use of backland sites. To the northern edge and central ‘civic’ area 4 and 5 storey development 
(see figure 5.16) will reinforce the main square and enable strategic views from the south. 
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