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2.1 Background 

The purpose of this Development Brief is to provide 
a clear development policy framework for the site 
called here the “High Street site”. This document 
was adopted by the council on the 4th April 2006. 

This Development Brief has been prepared by 
Matrix Partnership and Nortoft Partnerships Ltd 
in association with Arup and Nelson Bakewell. 
The consultant team was commissioned by the 
Borough Council of Wellingborough in April 2005 to 
work with the local community and other interested 
parties to establish a preferred way forward. 

2.2 The Site 

The site, shown in Figure 2.1, is in excess of 6 acres 
(2.5 ha) and lies within the rectangle bordered by 
the High Street, Jackson’s Lane, West Street and 
Oxford Street, being immediately North-West of 
the town centre core, only 3 minutes walk from the 
Market Square. It includes the Jackson’s Lane car 
park. Existing development covers about 50% of 
the core site area, excluding the main car park(s), 
with a greater proportion of this located to the 
southern third of the area. 

The site is already identified in the Wellingborough 
Local Plan, and also identified in the  Wellingborough 
masterplan strategic framework (Atkins 2004). 
Large parts of this Brownfield site include formal 
and informal car parking, low intensity B2 uses, 
derelict areas, all surrounded by a skin of office 
and retail uses, and to the West back gardens. As 
such the site needs to address various issues that 
include; maintaining and enhancing a key town 
centre car park function; provide quality mixed 
tenure housing in line with sequential development 
and Council’s Housing Needs Strategy; maintain 
and enhance the edge-of-town retail function; 
provide for town centre employment; as well as 
provide an opportunity to develop a new campus 
for the Tresham Institute. 

The site is strategically important due to its location 
on the edge of the town centre. The Development 
Brief aims to provide clear design, layout and land 
use planning guidance for the future redevelopment 
of the site. The overall aim is to improve the vitality 
and viability of underperforming Brownfield land 
and to extend the town centre ‘offer’ as a whole. 
It is envisaged that this will be achieved through 

increasing the quality, range and intensity of uses 
on the site. 

2.3 Redevelopment Context 

The site lies within the Swanspool Ward in 
Wellingborough’s Town Centre. The fact that it 
is close to the town centre core is surprising in 
so far as the site exhibits a very low intensity of 
development. This is largely due to the site’s main 
role as the Council’s Jackson’s Lane car park. 
However the site has for most of its history been 
comprised of backland character supporting a 
frontage of development facing the High Street. 

It is most significant that the site is found within 
the Swanspool Ward, one of the most deprived 
wards in the country with a rank of only 4,948 out 
of 32,482 overall in the “Indices of Deprivation for 
Super Output Areas, Rank of IMD Score” i.e. in the 
bottom 15% in the country. 

This development brief seeks to address all these 
needs in the context of a sustainable and viable 
development. 
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2.4 Strategic Drivers 

2.4.1 Introduction 
The development options will be informed by the 
agreed “Strategic Drivers” for the High Street area. 
These drivers are a mix of social, economic and 
environmental factors, with a particular focus on 
the economic development opportunities set within 
a high quality urban design framework. The drivers 
will allow future design proposals to be measured 
against the degree to which they achieve the core 
goals. 

2.4.2 Expanding the Town Centre 
Sustainable regeneration and intensification of a 
Brownfield site to include a mix of uses appropriate 
for an edge–of-town-centre location so as to 
provide a viable balance of: employment, a range of 
residential types (being a high density mix of social 
and market housing); parking and other uses. The 
site is to be retained and improved as a secondary 
retail area. It must be complimentary to, but not 
competing with, the Town Centre core. Existing 
employment that makes a positive contribution to 
the strategic vision for the site should be enhanced 
and/or offered alternative accommodation within 
the site that is commercially comparable to the 
current location. Active ground floor commercial 
uses should be prioritised along the High Street/ 
Oxford Street edges. A comprehensive, phased 
development will be required and is important to 
successful place-making for this site. 

2.4.3 Education & Skills 
Opportunities need to be considered to provide 
a major new campus location for the Tresham 
Institute, to retain and enhance its presence in the 
town centre. 

2.4.4 Streets and Squares and Green 
Infrastructure 
That through high quality urban design, the 
development creates a sense of place which 
should include new public square(s); should 
ensure a high level of connectivity within the site 
and the wider town; should seek to compliment 
the existing pattern of the town centre (particularly 
on the southern half of the site). The development 
should foster security and safety by “designing 
crime out” and providing opportunities for 
community integration and vitality. Opportunities to 
continue the green wedge of Bassets Park into the 

site would fit in with the wider town green wedge 
structure. 

2.4.5 Access, Parking and Connectivity 
Consider the capacity of the existing infrastructure 
to serve the new development or consider the 
provision of new infrastructure as appropriate. 
Car parking provision should be sufficient to 
meet current use demand on the site, the needs 
of new site users and where appropriate provide 
for wider town strategic needs. A multi-storey car 
park will be provided to assist in meeting these 
parking demands. Consideration should be given 
to provide for enhanced sustainable transport and 
the site needs to be better linked to its surroundings 
and to the Town Centre (Church Street to Market 
Street), enhancing the ‘offer’ of the town centre as 
a whole. 

2.4.6 Mix of Uses Including Housing and 
Employment 
Provision of sustainable high density housing, 
together with B1 office employment supporting the 
vitality and viability of the town centre will anchor 
a site, that will also have retail that enhances the 
High Street and Oxford Street frontages, adds to 
the town centre function without competing with 
the town centre core. 

2.4.7 Sense of Local Identity Enhancing Listed 
Buildings 
Provide a quality townscape with a Sense of Local 
Identity enhancing listed buildings. The site needs 
to be developed as a locally distinct, high quality 
urban quarter utilising best practice in sustainable 
design principles of urban development. In the 
more historically sensitive areas, particularly along 
the Southern and Southeastern edges of the site, 
sensitive infi ll development, respecting the historic 
character of the area whilst making better use 
of backland sites should be prioritised. Several 
noteworthy and historic buildings and their settings 
should be enhanced by the development in a 
sympathetic manner that protects listed buildings. 

2.4.8 Conserving Energy, Managing Waste, 
Sustainable Drainage 
Opportunities should be sought to reduce energy 
usage (e.g. through design and layout of the site; 
good and excellent BREEAM standards for homes 
and offices), provide waste management facilities, 
reduce water use and water run-off. 
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2.5 Methodology 

The process for producing this brief started with 
the collation of baseline information, and the 
identification of relevant national, regional and 
local planning policies and economic development 
strategies. 

A detailed analysis of the area through on-site 
investigations and desktop studies added to the 
baseline studies. 

The above work was used to support the 
development of “strategic drivers” for the site. 
These formed the basis for the development of 
feasibility studies, further technical discussions with 
stakeholders within the Council, Northamptonshire 
County Council the Highways Authority and a Town 
Centre Partnership Representative. 

A Sustainability Appraisal Scoping Report was 
also written and the formal statutory agencies 
were consulted on this report. These are: English 
Nature, English Heritage, The Environment Agency 
and the Countryside Agency, now called “Natural 
England”. 

Several development scenarios were tested in 
detail to make sure they met the strategic drivers 
and conformed to the sustainability principles 
identifi ed. 

Given the sensitive location of the site, the complex 
technical demands of integrating the old with the 
new, the need to make a site potentially available for 
the Tresham Institute, the highways’ access issues 
and the need to seek to make the development 
viable, a preferred option was then worked up for 
consultation. This was compared for sustainability 
appraisal with a do-nothing scenario. 

Consultation was carried out in the form of a 
wide distribution of a leaflet describing the  Draft 
Development Brief. The development brief was 
available to download from the website, as well as 
to view at the library and WBC Croyland Abbey 
Office, upon request. A key part of the consultation 
included open public meetings and a workshop. 
(A summary of consultation can be found in the 
‘Consultation Statement‘, Appendix F) 

The draft development brief was then amended 
to take account of the consultation and taken to 
the Borough Council’s Economic and Environment 
Committee on the 22nd March 2006 and endorsed 
at Full Council on the 4th April 2006. 
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