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Swansgate Area

Development Principles

There would be wholesale redevelopment of much of the area, including the replacement 
of the Swansgate Shopping Centre, redevelopment of much of the top of Midland Road 
and remodelling of the Market Place.  A new heart would be created for Wellingborough 
with a series of pedestrianised streets and squares connecting the Church to the Castle 

Theatre, from where access to the Swanspool Brook could be gained.  
This route would form the hub of activity in the town.

Development should respect the context of the older parts of the town.  
The new heart should be marked by high quality architecture rather 
than tall buildings.  The buildings flanking the new Market Square and 
entrances to the new Shopping Centre should receive the highest order 
of treatment.

The road network would be amended so that it became less of a barrier 
for pedestrians walking between the Swansgate and the Castle Theatre.  
The ‘bus station’ on Church Street would remain and there is scope to 
alter traffic flows on streets to the east of here to create a shared bus / 
foot route along parts of Midland Road and Market Street. Beyond the 
new heart, the Tresham Institute site could be redeveloped if the Institute 
chooses to relocate or rationalise its existing site and it might be possible 
to create a new route from Midland Road to Cambridge Street.

Cambridge Street itself has many old buildings and a pleasant human 
scale.  However, it tends to be occupied by marginal businesses and, 
partly for this reason, suffers from vacancies.  Its historic environment 
should be protected and the street could be encouraged to develop as 
an arts and crafts alternative to the main shopping core.

In the south of the area, stress would be laid on the creation of a walkway 
and, if possible, cycleway along the Swanspool Brook.  If it turns out that 
waterside access should not prove possible, a segregated route should 
be provided as close as possible to the watercourse.  The walkway 
should be promoted as a valid alternative to driving and access from it to 
the Leisure and cultural Quarter and Swansgate Centre should be made 
as straightforward as possible.

Swansgate Area

Figure 7: Aerial View of Swansgate Development Area
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Swansgate Area

1.    Redevelopment of Tresham Institute Site. Options include Tresham Institute staying on site and modernising 

facilities, relocating to an alternative town centre site.

2.   New improved bus station facilities.

3.  New development to act as a “gateway” into a new service area, formerly known as Orient Way. New service 

area to serve premises fronting Silver Street and new development facing onto a redesigned Market Place.

4.   Redesigned All Hallows Churchyard to act as a pedestrian link into the new Market Square.

5.   New development to face onto a redesigned Market Place. The new building design allows for opportunities 

such as balconies and a covered walkway, enlivening the Market Place.

6.   Market Place: Redesigned so it becomes the civic space for the town surrounded by attractive new development 

and dominated by All Hallows Church.

7.   New pedestrian route linking Midland Road with Cambridge Street.

8.   New retail development on Midland Road.

9.   Improved crossing to link retail areas together.

10. New bus stops on “Swansgate Street” and the Castle.

11. Existing buildings retained and incorporated into new development.

12. The Swansgate Centre: to be redeveloped as part of a phased approach to offer Wellingborough a new retail, 

commercial and leisure environment capable of retaining and attracting custom. New design to be based around 

a focal space, served by publically accessible pedestrian routes. A strong pedestrian link will be established 

linking the Market Place with Swanspool Brook. An upper level “galleria” looking down onto the focal space will 

ensure a multi-levelled approach to uses throughout the development. 

13. Strong pedestrian axis leading from Market Place to The Castle.

14. Realigned Castle Way (Commercial Way stopped up and removed).

15. New frontage development facing Castle Way.

16. Extension of Swanspool Brook to create a focal water feature to terminate route from Market  Place. A series 

of grassed terraces will lead down from Castle Way to the waters edge

17. Improvements to the pedestrian environment to allow ease of access between The Castle Area and Croyland 

Hall Gardens.

18. New improved approach to The Castle with a formal square and taxi drop off area. 

19. Improved pedestrian and cycle access to Castle Fields.
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Swansgate Area Initiatives

Figure 8: Swansgate Area Initiatives
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possibly a market hall.  The Library could be rehoused 
here or on the Tresham Institute site.

Midland Road
Between Market Street and Victoria Road, new, 
modern shop units could replace the existing collection 
of mostly low quality buildings.  The Post Office, 
however, should be retained.  A new pedestrian route 
could be laid out to link the Swansgate Centre to the 
specialist shops of Cambridge Street.  Consideration 
should be given as to whether this section of Midland 
Road could be made buses and cycles only.  Although 
this may not be feasible now, it must be borne in mind 
that, in the long term, this street is likely to be busier 
than present day Market Street.

Tresham Institute
If the Institute decides to move, this site could be 
redeveloped for commercial use.  Development would 
front the surrounding streets and the opportunity could 
be taken to lay out a new pedestrian walkway through 
the middle of the site.  Building heights should be much 
lower than at present and the architecture and choice 
of materials should reflect the historic stone buildings 
on the southern side of Church Street.  If the Institute 
chose to remain on the site, the redevelopment could 
be a mixture of educational and commercial but would 
otherwise follow the same principles.

Orient Way
New retail development would give this area better 
definition and would hide the delivery yard from the 

Development Sites

Swansgate Shopping Centre
The footprint and general layout of the redeveloped 
shopping centre would be much the same as at present 
but the architecture and ‘feel’ of the place would be 
wholly different.  The new building would be designed 
more as a street than a mall and would feature high 
glass roofs to let in as much daylight as possible.  
The Centre would feature two levels of shops and a 
larger central square, which would form part of the 
new pedestrian route through the town.  Frontages 
to Midland Road and Castle Way would be lined with 
shops rather than the present blank walls and a new 
underground car park provided to replace the existing 
multi storey.

Market Square

A new Market Square could be created to act as the 
town’s main civic square.  The blocks containing 
Woolworth’s and the Library would be demolished.  The 
Church should become the focal point of the square 
and would be framed, rather than obscured, by new 
buildings.  Uses could include shops, restaurants and 

rest of the town centre.  The development would 
take the form of small shop units fronting Orient Way, 
Church Way and Church Street.  Church Way would 
be improved as a link from the High Street to the 
Church.

Leisure and Cultural Quarter
The present multi storey car park could be demolished, 
Commercial Way removed and Castle Way narrowed 
and realigned.  Where the pedestrian route through 
the Swansgate emerges onto Castle Way, a new 
public square could be created featuring a pool 
formed from the Swanspool Brook.  The Swansgate 
Centre could feature a gallery at this point to give a 

good view of the new square.  The car park around the 
Castle Theatre would be remodelled to make access 
easier for pedestrians and to create more space for 
new buildings.  A row of restaurants, bars and other 
leisure uses could front Castle Way to the north of 
the new square. Castle Way should include provision 
for enhanced bus stops allowing easy access to the 
existing and proposed facilities within the Leisure and 
Cultural  Quarter. It should be designed to include 
uses that will create interest for all age groups.

Views from Orient Way

Example Pavillion building
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Phasing of the Swansgate Centre

The redevelopment of Wellingborough’s shopping 
core would require careful phasing in order to keep 
disruption to a minimum and to avoid an oversupply 
of prime shopping space.  While there may not be 
much demand at the present time for additional 
shops in Wellingborough, this will change as the town 
begins to grow.  We anticipate this project may not be 
viable for 10 years or more. The following provides 
some preliminary ideas of how the redevelopment  
of the shopping centre could be phased. A detailed 
feasibility study should be undertaken. 

Figure 9: Aerial View of Swansgate Development Area
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The redevelopment could be phased.  The first phase  
along the northern side of Midland Road.  At present, 
this stretch of road is occupied by small traders in 
older premises of a type which is in plentiful supply 
elsewhere in the town centre.  These businesses 
would therefore be able to relocate relatively easily.  

The second phase, the northern half of the Swansgate 
Centre.  This would allow the multi storey car park to 
remain open while the new underground car park was 
built.  Displaced shops wishing to continue trading 
could be housed in any vacant units remaining along 
Midland Road.  A walkway from Market Street to the 
lower part of the shopping centre would need to be 
provided while  work was ongoing.
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The third phase would be the southern half of the 
Swansgate.  Again, this would allow the underground 
car park to be completed before knocking down the 
multi storey.  Given that the new Swansgate would 
be arranged on two levels, there should be room 
enough for all the businesses in this part of the old 
centre to relocate into the newly completed northern 
half of the new centre.  The new Swansgate Centre 
would need to be up and running before 2021.

The fourth phase would be the leisure and cultural 
quarter.  It would be possible to start this development 
sooner were it not for the fact that little could happen 
until the multi storey car park was demolished and 
that could not happen until the shopping centre 
was complete.  No commercial properties would 
be demolished so there would be no need to find 
temporary accommodation for businesses.  Some 
development around the Castle Theatre might be 
possible in advance of the main works.



25

Swansgate Area

The fifth and sixth phase would possibly be the 
remodelling of the Market Square.  Only when the 
other developments were complete would such a 
development seem appropriate and would land 
values be high enough to make it viable.  By the 
time this phase came around there should be plenty 
of places to rehouse the existing businesses while 
the development took place.


