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1. 	 INTRODUCTION 

1.1 	 On 9th October 2007 the Resources Committee of the Borough Council of 
Wellingborough (“the Council”) resolved to make The Borough Council of 
Wellingborough (High Street/Jackson's Lane/West Street/Oxford Street) Compulsory 
Purchase Order 2007 (“the Order”). The land and interests over land proposed to be 
compulsorily acquired pursuant to the Order (“the Order Land”) broadly lie within the 
rectangle bordered by the High Street, Jackson's Lane, West Street and Oxford Street 
comprising approximately 2.5 hectares and are described in greater detail in section 2. 

1.2 	 The Order dated 7 December 2007 has been made pursuant to section 226 (1) (a) of 
the Town and Country Planning Act 1990 (the "1990 Act") and the Acquisition of Land 
Act 1981 for the acquisition of all interests in the land within the area shown coloured 
pink on the Order Map. The Order was also made pursuant to the provisions of 
section 13 of the Local Government (Miscellaneous Provisions) Act 1976 in relation to 
the new rights required to facilitate the scheme over the land shown coloured blue on 
the map. The order has been made for the purposes of enabling development at High 
Street/Jackson's Lane to take place in accordance with the adopted local plan, the 
emerging Borough Council of Wellingborough Local Development Framework, the 
Wellingborough Masterplan strategic framework (Atkins 2004) and the High 
Street/Jackson's Lane Development Planning Brief (2006) which is adopted 
Supplementary Planning Document. 

1.3 	The Order seeks to acquire all interests in the Order Land, including rights, 
easements, the benefit of covenants, rent charges and options except where 
otherwise expressly stated in the Schedule to the Order. 

1.4 	 The Order has been made and submitted to The Secretary of State for Communities 
and Local Government (“the Secretary of State”) for confirmation pursuant to the 
above Acts. 

1.5 	 The Council is seeking to assemble in its ownership the land and interests included in 
the Order to facilitate and enable the development of the Order Land for development 
purposes including maintaining and enhancing a key town centre car park function, 
providing quality mixed tenure housing in line with sequential development and the 
Borough Council's Housing Needs Strategy, maintaining and enhancing the edge of 
centre retail function, providing for town centre employment, as well as the 
development of a new campus for the Tresham Institute  and appropriate levels of 
public open green space ("the Scheme"). There is support for the strengthening and 
regeneration of the town centre at both the Regional (RSS 8) and Sub Regional (North 
Northants Core Spatial Strategy) levels. 

1.6 	 The Scheme is an integral part of the Council's proposals for the area and further 
details of the Scheme are given at section 7 and supporting planning policy is 
discussed further at section 9. 

1.7 	 The Council supports the Scheme and wishes it to be brought forward in accordance 
with the Wellingborough Local Plan and the emerging AAP. 

1.8 	 Implementation of the Scheme requires the acquisition of land and property interests. 
The Council has sought to notify all those who have an acquirable interest within the 
Order Land.  It is clear, however, that if implementation of the Scheme is to be 
achieved within a realistic timescale then compulsory purchase powers must be 
employed. Office of the Deputy Prime Minister (ODPM) Circular 06/04 advises that it is 
often sensible for the formal Compulsory Purchase Order (CPO) process to be 
initiated in parallel with negotiations to acquire the Order Land.  

1.9 	 The Council recognises that a CPO can only be made if there is a compelling case in 
the public interest (paragraph 17 of Circular 06/04 refers) It considers that a 
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compelling case exists here as set out in Section 5 for the reasons set out in this 
statement. 

1.10	 The Council has consequently made the Order to secure the outstanding interests 
required to enable implementation of the Scheme necessary to achieve the Council’s 
adopted policy objectives and meet identified need.  Discussions will however 
continue with owners of relevant interests who are willing to sell by agreement at 
market value in accordance with the compulsory purchase compensation code, with a 
view to limiting the number of interests which need to be acquired compulsorily.  The 
approach adopted by the Council is in accordance with the advice contained within 
Circular 06/04.   

1.11	 Following confirmation of the Order, the Council intends either to serve a Notice (or 
Notices) to Treat or to execute one or more General Vesting Declarations, in order to 
secure unencumbered title of the Order Land. 

2. 	 DESCRIPTION OF ORDER LANDS AND THEIR CONDITION 

2.1 	 The Order Land comprises approximately 2.5 hectares and is situated on the North-
West of the town centre core, approximately 3 minutes walk from the Market Square. 

2.2 	 Full details of the Order Land appear in the Schedule to the Order; but in summary it 
includes extensive areas of under developed land including formal and informal car 
parking, low intensity B2 uses, derelict areas, all surrounded by a skin of office and 
retail use with some intermingled residential uses and to the West, residential 
properties in West Street.   

2.3 	 Details of known interests and rights to be acquired are listed in the Schedule to the 
Order.  This Schedule has been prepared based upon information gathered through 
inspection of Land Registry title documents, site inspections and enquiries, and the 
responses to the notices issued under Section 16 of the Local Government 
(Miscellaneous Provisions) Act 1976.   

3. 	 EXPLANATION OF THE USE OF ENABLING POWERS 

3.1 	 The Council has made the Order pursuant to its powers under section 226(1)(a) of the 
Town and Country Planning Act 1990. The order was also made pursuant to section 
13 of the Local Government (Miscellaneous Provisions) Act 1976 in relation to the new 
rights proposed to be acquired under it. 

3.2 	 The use of compulsory powers in section 226(1)(a) of the Town and Country Planning 
Act enables the compulsory acquisition of land where an acquiring authority thinks the 
acquisition will facilitate the carrying out of development, redevelopment, or 
improvement on or in relation to the Order Land and where the acquiring authority 
thinks the development, redevelopment or improvement is likely to contribute to the 
achievement of the promotion or improvement of the economic, social or 
environmental well-being of the authority's area.  The Council believes both that the 
acquisition of the Order Land will facilitate the redevelopment of the Order Land and 
secondly that the resulting redevelopment will result in an improvement to the 
environmental, social and economic well being of the area. Circular 06/2004 provides 
guidance to acquiring authorities on the use of compulsory purchase powers and the 
Council have taken full account of this guidance in making this Order.  The Council is 
utilising its powers under section 226 (1) (a) because it is not certain it will be able to 
acquire the land by agreement although efforts will continue in parallel with this 
process.  The purpose in seeking to acquire the land and utilising section 226(1)(a) is 
set out in detail in paragraph 4 below. 

3.3 	 Section 13 of the Local Government (Miscellaneous Provisions) Act 1976 enables the 
Council to purchase such rights ("new rights") which are not in existence when the 
Order is made and are specified in the Order. New rights were included in the order as 
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made to facilitate the construction of new development, redevelopment of existing 
properties and the reasonable use of the completed development or redevelopment. 
However, these rights are no longer required for the reasons explained in section 13. 

4. 	 THE PURPOSE OF THE ORDER AND THE NEED TO USE CPO POWERS 

4.1 	 The purpose of seeking to acquire land compulsorily is to secure the acquisition of all 
relevant interests in the Order Land to facilitate the comprehensive re-development of 
the Order Land.  These proposals would, in the opinion of the Council, meet its 
planning policy objectives as set out in the emerging LDF, within saved policies of the 
Local Plan (alteration 12.4.04)  

4.2 	 The Scheme (as described below in section 7) has been identified by the Council, as 
the best means by which to meet the Council's adopted planning objectives.  

4.3 	 The Order Land comprises an important part of the wider regeneration programme for 
Wellingborough’s town centre. The role of the Order Land is identified in the 
Wellingborough Masterplan Strategic Framework (Approved November 2005) and its 
regeneration is a necessary and vital part of this plan. More specifically, the Order 
Land is within the town centre, has ‘town centre’ status within the Local Plan, and 
encompasses the High Street, which is an important component of the historical town-
centre structure. The Order Land is one of the few remaining large ‘brownfield’ sites in 
the town centre and currently under-performs in terms of: environmental quality; town-
centre mixed-use development, including residential contribution and edge of retail-
core function; open-space quality and community. Wellingborough is designated as a 
major area of housing and employment growth in the Government's Sustainable 
Communities Plan and relevant plans/local development documents, such as the 
emerging North Northamptonshire Core Spatial Strategy, identify the importance of 
strengthening the town centre's vitality and viability. This would be compromised if the 
scheme area were not comprehensively redeveloped. The majority of the Order Land 
is formed from a surface car park. 

4.4 	 The redevelopment of the Order Land will provide benefits that include:- 

4.4.1 	 an attractive range of new high-quality employment and retail facilities that 
will reinforce the role of the town centre and encourage economic activity to 
enhance the existing retail offer;  

4.4.2 	 additional and improved town-centre residential properties;  

4.4.3 	 appropriate provision of quality car parking in the town centre;  

4.4.4 	 a significant upgrading of the physical urban environment in this part of the 
town centre; 

4.4.5 	 an improvement in pedestrian links through and around the town centre;  

4.4.6 	 new leisure and food and drink facilities; 

4.4.7 	 the preservation and enhancement of the character and appearance of the 
area particularly to the southern quarter of the area; and  

4.4.8 	 an opportunity to develop a new campus for the Tresham Institute within the 
Order Land. 

4.5 	 The objective of this scheme is to achieve the comprehensive redevelopment and 
renaissance of the area, creating a vital and viable mixed-use extension to the town 
centre retail core through:- 

20\21871780.9\RF02 5 



 

 

 

 

  

 

 

  

 

 

 

  

 
 

 

 

 
 

4.5.1 	 Opening up a ‘backlands’ area and integrating this with the surrounding 
network of streets;  

4.5.2 	strong north-south and east-west pedestrian routes, including improved links 
to all local areas; 

4.5.3 	improving overall permeability through the creation of pedestrian routes and 
a street/block structure appropriate for a walkable town centre;  

4.5.4 	the creation of a strong local identity by integration with the existing built 
fabric and a coherent approach to character and consistency of 
development;  

4.5.5 	 the provision of public spaces (both green and hard landscaped) that are 
well overlooked by adjacent development to support the creation of vibrant, 
safe and attractive places of activity; 

4.5.6 	 a wide range of development types supporting a mix of uses and leading to 
an improved town centre offer;  

4.5.7 	 the provision of cafés, bars and restaurants;  

4.5.8 	 urban design that will enhance the town centre and the attractiveness of the 
prime shopping area; and 

4.5.9 	 contribution to transport infrastructure and better linkages into the High 
Street and Oxford Street through new junctions. 

4.6 	 The Council supports the Scheme and wishes it to be brought forward in accordance 
with planning policies:- 

4.6.1 	 Borough Council of Wellingborough Local Plan alteration 12.4.04 
(particularly Policies C8 and C9); 

4.6.2 	 Borough Council of Wellingborough Supplementary Planning Guidance 
(SPG) “Building Better Places adopted April 2003; and 

4.6.3 	 High Street Development Brief SPD adopted 13th July 2006 and the 
emerging Town Centre Are Action Plan.   

4.7 	 Compulsory purchase is essential to enable the Scheme to take place and for Council 
to achieve its policy objectives within a realistic timescale.  The Council owns all the 
land identified for the Scheme other than the Order Land and has sought to acquire 
the Order Land by negotiation without success. Although reasonable efforts have 
been made and will continue to be made, to acquire the necessary land and rights by 
private treaty in order to carry out the Scheme, it is clear that the Order is required to 
ensure that there is sufficient certainty that the Scheme can come forward within a 
reasonable time period.  

4.8 	 Making a compulsory purchase order at this stage is in accordance with the guidance 
in Circular 06/2004 and, in particular, paragraph 24 thereof.  The Council will continue 
to seek to acquire the Order Land by negotiation.  

4.9 	 Compulsory purchase will enable the redevelopment to take place in a timely fashion 
in order to derive the wider public benefits that the Scheme will also secure and 
provide certainty for programming and the realisation of the Council’s policy 
objectives.  The Council considers that compulsory purchase is necessary and 
justified in the public interest. 
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5. 	 THE NEED FOR REDEVELOPMENT 

5.1 	 The Council believes that there is a compelling need for the redevelopment of the 
Order Land which includes:

5.1.1 	 The need for the town centre as a whole to address the implications of 
Government housing growth targets for Wellingborough. The town centre will 
need to cater for a significantly expanded residential population anticipated 
to grow by nearly 20.000 to 93,500 between 2006 and 2021 (with an 
increase of 12,800 dwellings in the Borough by 2021 and further significant 
growth anticipated beyond 2021) therefore there is a need to offer a wider 
range of services and facilities including an expanded retail offer; 

5.1.2 	 Under-performance of this significant town centre ‘brownfield’ site to cater for 
5.1.1 above – the site is under-developed and fails to maximise the potential 
of its location within the core town-centre area;  

5.1.3 	 Numerous safety and urban design and environmental quality issues, 
including the exposure of the ‘backs’ of private development to public 
access, poor quality open space, under-provision of green space and poor 
quality settings to Listed Buildings;  

5.1.4 	 Disconnections between the areas to the west of the town centre and the 
High Street through poor design of this part of the town centre – especially 
access at night for residents wanting to access town-centre facilities; and, 

5.1.5 	 Need to resolve issues of ‘incompatible uses’ where residential and various 
types of workshop use exist in close proximity. 

5.2 	 To ensure that any compulsory purchase achieves the Council’s objectives of bringing 
the land forward for redevelopment and, as the Council wishes to implement the 
Scheme as soon as possible, the Council has committed funds to the acquisition of 
the site.   

5.3 	 A key study that informed the formulation of the Scheme is the High Street/Jackson's 
Lane Development Planning Brief (adopted as a Supplementary Planning Document) 
on 13th July 2006, by the Council ("SPD").  That study set out the key site constraints 
and defined issues of future land-use mix, infrastructure, access and environmental 
quality. It established an economically viable development and phasing programme. 

5.4 	 Project Brief and work programme for the High Street site 

External consultants were instructed by the Council to produce an initial draft 
programme that:- 

5.4.1 	 Identified a draft programme of tasks that would develop a planning brief 
suitable for adoption as a supplementary planning document and followed 
on from the indicative work undertaken by Atkins on the "Town Centre 
Masterplan Strategic Framework" (Approved November 2005), while 
recognising that this was only indicative for the High Street site); 

6. 	 STRATEGIC CONTEXT FOR REGENERATION  AND GROWTH 

6.1 	 The High Street area was originally identified in the Borough Local Plan (1999) as one 
of two areas in the town centre where comprehensive schemes could play an 
important role in revitalising and enhancing the town centre and bring underutilised 
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backland areas into more productive use.  The Borough Council noted within this Plan 
that it was prepared to consider the use of CPO powers where necessary land-
assembly problems could not otherwise be overcome. Subsequently partial 
redevelopment has taken place in the second area in Midland Road, leaving the High 
Street area as the only substantial site in the town centre where planned 
comprehensive development identified in the Local Plan remains outstanding.  

6.2 	 The need for comprehensive action was considerably strengthened by the inclusion of 
Wellingborough as part of the Milton Keynes and South Midlands Growth Area. In 
RSS8 (March 2005) Wellingborough was designated as one of the three Growth 
Towns of North Northamptonshire. In total the three growth towns of Corby, Kettering 
and Wellingborough are to accommodate 34,100 additional dwellings between 2001 
and 2021 with a further 28,000 (“uncommitted planning assumption“) 2021 -2031. 
Wellingborough’s share of the 2001 -2021 growth is 12,800 dwellings. As a 
consequence of this growth RSS8 Policy 4 notes in relation to the town centre: the 
existing role of Wellingborough should be strengthened through the continued 
provision of a diverse range of quality comparison shopping that meets the needs of 
both the town as a whole and its wider rural hinterland. 

6.3 	 Under the new plan making system introduced by the Planning and Compulsory 
Purchase Act 2004, the four North Northamptonshire districts have prepared a joint 
Core Spatial Strategy (CSS). This was submitted to the Secretary of State in February 
2007 and following its public examination and it is expected to be adopted soon. In the 
CSS provision is made for the redevelopment of Wellingborough town-centre core to 
accommodate a minimum of 15,500 square metres net increase in comparison 
shopping floorspace and for the town centre to expand and improve the range of 
employment, leisure and housing to meet the needs of a growing population.   

6.4 	 Concurrently the Borough Council have prepared a Development Planning Brief for 
the High Street area which was adopted as the SPD (to the “saved” Policies C8 and 
C9 of the Local Plan) on 13th July 2006. The background to the preparation of the SPD 
is detailed in section 5 of this Statement of Reasons. The provisions of the SPD have 
been confirmed in the Town Centre Area Action Plan which was approved by the 
Council in May 2008 for submission to the Secretary of State.   

6.5 	 The Town Centre Area Action Plan includes in its objectives to promote mixed use 
development that will help drive a broadly-based dynamic local economy and vibrant 
community, to enhance town-centre living with new housing opportunities and to 
develop skills and educational attainment, particularly through improvements to 
tertiary education. The Plan reflects the Regional Plan’s requirement to give the 
highest priority to suitable previously developed sites within urban areas that are or 
will be well served by public transport.  A number of development sites are identified in 
the Town Centre Plan. These include sites such as the Market Square and the 
existing Tresham site where the required increase in retail floorspace can be primarily 
focused to maintain a compact & easily accessible town centre core. The High Street / 
Jackson’s Lane site  adjacent to these sites is identified as a key area for a residential-
led redevelopment, a new campus for Tresham Institute, an hotel, some retail, leisure 
or restaurant use, offices and public car parking. The High Street / Jackson’s Lane site 
is identified in the AAP as a priority for implementation as the first major project. This 
will begin with development of the new Tresham Institute campus, which in turn will 
release for development of the existing Tresham site. 

6.6 	 Following the Council’s approval of the Submission Plan of the AAP there will follow 
(under new Regulations) consultation of at least 6 weeks prior to submission to the 
Secretary of State. It is anticipated that the Plan will be examined followed by adoption 
in 2009. 

6.7 	 The redevelopment of the High Street area, guided by the SPD, will fulfil the need to 
regenerate the area comprehensively, making more effective use of this significant 
brownfield area, in support of the policies outlined above. The Council seeks to 
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strengthen the town centre by increasing the quality, range and intensity of uses on 
the site and to produce a viable mixed use scheme to complement the town centre, 
encompassing employment, residential, parking, education and an improved 
secondary retail offer. The scheme has been designed to create a sense of place 
through high quality urban design, including new public space, a high level of 
connectivity within the site and to the wider town centre, fostering security and safety 
and providing opportunities for community integration and vitality. A quality townscape 
is essential to create a better sense of local identity and to complement and enhance 
existing listed buildings and other buildings of local merit, along the historic axis of the 
town centre. 

7. 	 DESCRIPTION OF THE SCHEME  

7.1 	 The Order land extends to 2.5 hectares of land and provides a mix of employment and 
retail floorspace, retail food and drink, residential accommodation together with 
provision to develop a new campus for the Tresham Institute within the Order Land. 
The anticipated development content of the scheme includes: new residential 
development (mixed tenure and type of flats and town houses); hotel; Tresham 
Institute; retail floorspace; commercial office floorspace (B1); and appropriate levels of 
car parking (mixture of undercroft, courtyard, on-street, garage and podium). 

7.2 	 The scheme provides comprehensive redevelopment of an important part of the wider 
town centre regeneration strategy (Town Centre AAP). The Order Land comprises of 
an underused, predominantly surface car parking area of poor public realm quality. 
Essential to the redevelopment is the provision of a series of new and enhanced 
public routes and spaces, well surveilled by adjacent built development. Spaces are 
linked into a continuous pedestrian network ensuring the Order Land is well connected 
into its ‘parent’ town centre and adjacent street network.  

7.3 	 The scheme will offer the town an open and inviting streetscape in a hitherto 
‘backland’ area..  The vision is to create a cohesive development that acts as a 
transition between the prime shopping area east of High Street and the rest of the 
town centre, particularly the residential areas to the west.  The scheme is therefore 
designed to provide a physically and visually permeable urban environment that 
extends the shopping core, facilitates significant improvements in footfall through the 
town centre, successfully integrates the development to the areas surrounding the 
town centre and creates a safe and pleasant environment.   

7.4 	 A significant quantum of residential is proposed to embrace town-centre living and 
thereby, along with new retail and employment, support sustainable town-centre 
regeneration. The proposed residential accommodation is of varying tenure and type 
with appropriate parking provision. Care has been taken to ensure that new residential 
environments are well designed with minimal ‘bad neighbour’ issues and to link into 
existing residential areas. Residential development is comprised of a mixture of 
houses and flats that respond to the current market demand profile and that best 
support a financially viable scheme. The proposed layout of houses and flats is further 
informed by the need to respond appropriately to the existing housing context, 
particularly along West Street. 

7.5 	 To the north of the Order Lands it is proposed that the Tresham Institute will re-locate 
to new facilities. These facilities will combine a range of teaching and administrative 
spaces in a new building of approximately 3,500sq.m over 2-3 storeys. The Institute 
will form an important local landmark on the corner of High Street/Jackson’s Lane and 
act as a catalyst for development elsewhere on the Order Lands. 

7.6 	 Architecture and design will focus on the creation of street settings (rather than 
individual plot-by-plot design) and foster positive use of the public realm. The proximity 
of adjacent listed and other quality buildings of merit is a key consideration within the 
design.  Materials will be of high quality and locally sensitive (ie utilising local 
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Ironstone – a common feature of many buildings in the area) to ensure appropriate 
interfaces with adjacent listed buildings and key historic settings.  

7.7 	 Twenty-four hour access will be created for emergency vehicles. Ground level 
pedestrian routes and spaces will also have 24-hour unimpeded public access with 
natural surveillance provided by adjacent mixed use development. 

7.8 	 Improving safety and security are key elements of the design philosophy with an 
emphasis on creating an increased perception of safety for pedestrians. The 
introduction of a well-integrated mixed use development to include a significant new 
residential presence with unimpeded 24-hour access to the areas of public realm will 
substantially increase the overall vitality of the town centre through the day and into 
the night. 

7.9 	 The scheme is designed to ensure public well-being at all times through the provision 
of well lit streets and open spaces and appropriately located adjacent buildings to 
create natural urban surveillance throughout the day and evening. 

7.10 	 A range of car-parking in undercroft, courtyard, on-street, garage and podium 
arrangements is provided. These cater for residents, businesses and visitors and the 
principal structured parking areas are located centrally to provide good access for a 
range of users. Parking will be designed with excellent levels of lighting, clear signage 
and with robust, low-maintenance materials and finishes. The proposed undercrofts 
are further designed as integrated facilities within comprehensively designed mixed 
use developments of commercial and residential uses to ensure a positive streetscape 
is achieved. 

8. 	 CONSULTATION  

8.1 	 A comprehensive consultation process was undertaken with several events. Public 
events were publicised, a significant newspaper report was published, and individual 
residents were notified. 

8.2 	 Statutory Sustainability Appraisal Process 

8.2.1 	 The purpose of the Sustainability Appraisal ("SA") was to promote 
sustainable development by integrating environmental, social and economic 
considerations into the preparation and adoption of the SPD. The SA 
incorporated the requirements of the Strategic Environmental Assessment 
(SEA) Directive and the requirements for sustainability appraisal under the 
Planning and Compulsory Purchase Act 2004. 

8.2.2 	 On the advice of the Council's Planning Policy Officer, the implications of the 
SPD were considered in the context of the ‘do-nothing’ scenario, which is the 
main strategic alternative considered in this appraisal. A framework for 
undertaking the appraisal was devised as part of the Scoping Report for the 
SA of the Core Strategy for North Northamptonshire. This included baseline 
data, identification of key issues and identification of sustainability topics and 
objectives. The High Street/Jackson's Lane Development Planning Brief was 
developed over a period of approximately six months, with feedback from 
stakeholders and inputs from technical specialists, which led to the 
development of a number of iterations and alternative options.  

8.2.3 	 The principles of sustainable development were at the core to the 
development of the SPD and as such, it included a number of requirements 
for developers to include sustainable design features. 

8.2.4 	 The SA appraised the proposed SPD in the context of the ‘do-nothing’ 
scenario, to demonstrate areas where sustainability has been integrated and 
to provide opportunities to identify further recommendations for ensuring that 
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the redevelopment of the High Street site progresses in a sustainable 
manner, as far as possible. 

8.2.5 	 Key recommendations arising from the SA were:- 

(a) 	 To ensure access for all across the development and the wider 
area (e.g. access to public transport); 

(b) 	 To ensure that basic facilities and infrastructure are in place to 
cater for the new population; 

(c) 	 Careful management of construction activities to minimise 
environmental effects; 

(d) 	 Integrated green infrastructure strategy for the site; 

(e) 	 To minimise vehicle distance travelled around the site and 
discourage private-car use; 

(f) 	 To consider measures to encourage site occupiers to use natural 
resources sparingly; 

(g) 	 To specify the use of sustainable construction materials; and 

(h) 	 To integrate the site energy strategy with the wider Town Centre so 
as to increase vitality and viability of the town centre. 

8.2.6 	 The Government Office for the East Midlands (GOEM) commented that 
overall the Sustainability Appraisal was very thorough, and the consultation 
materials were informative, clear with appropriate illustrations. It notes the 
document advocates "good design, safe streets, parking and public art, and 
that it also aims to protect and enhance existing buildings and proposes the 
need for comprehensive design due to the site's importance to the Town 
Centre". 

9. 	 PLANNING POLICY 

9.1 	 The Development is in accordance with national, regional and local policies.  The 
Council has taken into account the advice of the Secretary of State issued in relevant 
National Planning Policies as well as the local planning policies and other material 
planning considerations referred to below, although this is not an exhaustive analysis. 

9.2 	 National Planning Guidance:-

9.2.1 	 “Planning for Town Centres: Guidance on Design and Implementation Tools” 
(ODPM 2005);  

This Guidance deals specifically with design issues relating to planning for 
town centres and some of the main tools available to secure the 
implementation of town-centre planning policies and proposals. It supports 
Planning Policy Statement 6: Planning for Town Centres, which sets out the 
Government's policy in England on planning for the future of town centres 
and the main uses that relate to them. 

Key principles from this guidance applied to the High Street site include 
development that should (para 2.4):- 

-	 normally be orientated so that it fronts the street; 
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-	 respect building lines of the existing urban environment and, where 
appropriate,  build up to the edge of the curtilage; 

-	 maximise the amount of active street frontage; 

-	 avoid designs which are inward-looking and which present blank 
frontages; 

-	 provide level access from the public realm; and 

-	 in the case of development in edge-of-centre locations, provide 
good pedestrian access to the centre. 

Further consideration was given to the principles:- 

‘Developments with innovative layouts which maximise the use of a 
site and, where appropriate, make use of multiple levels should be 
encouraged, having regard to local context’ (para 2.5); 

The treatment of hard and soft landscaping within a development is 
of considerable importance and should be considered from the 
outset of the design process to ensure that it complements the 
architecture of proposals and improves the overall quality of the 
existing townscape (para 2.8); 

Local authorities should seek to improve access to and from town 
centres by all modes of transport, but in particular pedestrian 
access from the main point of arrival (such as bus or railway 
stations or car parks) to the main attractions, such as the primary 
shopping area. Improving the pedestrian environment of a town 
centre, including areas beyond the primary shopping area, can 
make a significant contribution to its overall attractiveness and 
competitiveness (para 2.13). 

‘Seek to improve the quality, convenience and safety of access on 
foot, by bicycle and public transport in an inclusive way, including 
where appropriate, consider drawing up and implementing a 
strategy for improving pedestrian routes to and within the town 
centre’; and 

‘Closely integrate proposals to improve accessibility with 
improvements to traffic management and the management of car 
parking’ (para 2.14). 

9.2.2 	 “By Design: Urban design in the planning system” (DETR, CABE, 2000); 

Key principles adopted from this guidance include the 7 core 
principles of urban design: Character, Continuity and Enclosure; 
Quality of Public Realm; Ease of Movement; Legibility; Adaptability; 
and, Diversity (Section 2, pages 15 to 32). 

Other key areas covered by this guidance include information on 
the content of Development Briefs (Section3, page 53). This has 
informed the structure of the Development Brief for the High Street 
site. 

9.2.3 	 “By design: Better places to live” (DETR, CABE 2001); and “Places, Streets and 
Movement” (DETR, 1998). 
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This document synchronises with By Design: Urban design in the 
planning system and expands upon the urban design principles as 
applied to particularly housing. Key principles taken forward in the 
High Street SPD include: 

‘The bigger picture’ – ensuring housing integrates with its 
surrounding context (page 16, paras 1 and 2) 

‘Access to facilities’ – ensuring housing areas are supported by 
various amenities (page 17, paras 2 and 4). 

‘Creating a movement framework’ – ensuring the development is 
well connected by vehicular routes, public transport, cycling, foot 
etc (Section 3, pages 24 to 30). 

‘Perimeter blocks’ – A robust structure over time (pages 42 to 47). 

‘Accommodating parking’ (pages 55 to 58). 

‘Space in and around the home’ – relating indoor and outdoor 
space and ensuring the adaptability of development types (pages 
64 to 66). 

"Safer Places: The Planning System and Crime Prevention" 
(ODPM/Homes Office 2004). 

9.2.4 	”Creating Successful Masterplans – A Guide for Clients” (CABE, 2004) 

‘Masterplanning principles, Supplementary Planning Documents (pages 27
30) 


‘Baseline information’ (pages 53-57)
 

‘The design process’ (pages 80-87) 


‘Design quality and architecture’ (pages 89-91) 


9.2.5 	 “Urban Design Compendium” (English Partnerships, The Housing 
Corporation, 2000) 

‘Creating the urban structure’ (Chapter 3) 

‘Making the Connections’ (Chapter 4)
 

‘Detailing the Place’ (Chapter 5) 


9.2.6 	 National Planning Policy Statements (PPS's) including:- 

(a) 	 PPS 1: Paragraphs 13 to 44  

(b) 	 PPS 3: Paragraphs 12 to 18, 36, 38, 40, 41, 44 and 46 to 51  

(c) 	 PPS 6: Paragraphs 1.1 to 1.9, 2.15 to 2.22, 2.28 to 2.31 and 2.32 
to 2.49 

(d) 	 PPS12: Paragraphs 2.42 to 2.44.  

9.2.7 	 National Planning Policy Guidance (PPG's) including 
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(a) 	 PPG 13: Paragraphs 12 to 31, 49 to 51 and 75 to 80 

(b) 	 PPG 15: 2.4, 2.14 and 2.16 

(c) 	 PPG 17: Paragraphs 10, 11, 20 and 24. 

9.3 	 Regional Planning Guidance:-

9.3.1 	 "Regional Spatial Strategy RSS 8 (March 2005) (ODPM) – Part 2 Statement for 
Northamptonshire, Policies 1 and 4. 

9.3.2 "North 	Northamptonshire Core Spatial Strategy" (NN JPU Feb 2007) – 
Paragraphs 3.101 – 3.107, Policy 13 para 3.81 and Policy 10. 

9.3.3 	Northamptonshire County Council Transport Strategy for Growth (sections 10 
and 11. 

9.4 	 Local Planning Policies including:-

9.4.1 	 Borough Council of Wellingborough Local Plan (Adopted March 2004) – 
Paragraphs 10.18 – 19, Policies C8 and C9); 

9.4.2 	 Borough Council of Wellingborough Supplementary Planning Guidance 
(SPG): “Building Better Places” – Chapter 3; 

9.4.3 	Wellingborough Masterplan Strategic Framework (BCW Nov 2005) (Extract 
relating to the High St); 

9.4.4 	 High Street/Jackson's Lane Development Planning Brief SPD (BCW 13th 

July 2006). 

9.5 	 In the High Street/Jackson's Lane Development Planning Brief SPD all the following 
docs are referred to and detailed:- 

Appendix A: Planning Policy and Economic Strategy Abstracts 

(a) 	 Planning Policy Statement on Sustainable Development (PPS 1) 

(b) 	 Planning Policy Guidance Note on Housing (PPG3) 

(c) 	 Planning Policy Guidance on Simplified Planning Zones (PPG5 – SPZ) 

(d) 	 Planning Policy Statement on Town Centres (PPS6) 

(e) 	 Planning Policy Statement on Local Development Frameworks (PPS12) 

(f) 	 Planning Policy Guidance on Transport (PPG13) 

(g) 	 Planning Policy Guidance on the Historic Environment (PPG15) 

(h) 	 Planning Policy Guidance on Open Space (PPG17) 

(i) 	 By Design: (DETR and CABE, 2000) 

(j) 	Other Design Guidance: 

(k) 	 Regional Spatial Strategy for the East Midlands (RSS8) 

(l) 	 Regional Economic Strategy: EMDA Destination 2010 
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(m) 	 ODPM Employment Land Reviews Guidance Note 

(n) 	 Northamptonshire Local Transport Plan 

(o) 	 Supplementary Planning Guidance Planning Out Crime (NCC  2004) 

(p) 	 SPG document 'Parking Standards in Northamptonshire' (NCC 2003) 

(q) 	 Invest Northamptonshire: DTZ market positioning 2005 

(r) 	 NNT: Options for North Northamptonshire (June 2005 - Chapter 3. Growth 
and Jobs).   

10. 	 SPECIAL CONSIDERATIONS AFFECTING THE ORDER SITE 

10.1	 Conservation Area and Listed Buildings description 

Part of the south-eastern corner of the High Street Masterplan area falls within the 
Conservation Area boundary. This requires that a sensitive and selective approach is 
taken to any change and re-development in this area with the overall objective of 
enhancing, upgrading and refurbishing existing listed buildings and their settings. 
Close liaison has occurred with the Borough Council of Wellingborough’s 
Conservation Architect on this issue  

The number of buildings Listed are few and include:- 

• 	 Queen’s Hall (Grade 2); 

• 	 Leighton Place Coach House (Grade 2); 

• 	 Leighton House (Grade 2); 

• 	 Nos. 61 and 62 Oxford Street (Grade 2); 

• 	 West End House (Oxford Street) (Grade 2*). 

10.2	 There are no relevant Grade 1 listed buildings within or near the development site.   

10.3	 There are a number of un-listed but quality buildings worth mentioning, including the 
following:-

• 	 No 59 Oxford Street; 

• 	 No 60 Oxford Street; 

• 	 No 63 Oxford Street; 

• 	 No 1b High Street; 

• 	 No 1 High Street; 

• 	 The club adjacent to Leighton House on the High Street; 

• 	 Back of No.2 High Street; 

• 	 Nos. 5, 6 High Street; and 

• 	 10 High Street (but in very poor condition). 
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11. 	 TRANSPORT AND HIGHWAYS 

11.1	 A feature of the scheme is the need to undertake alteration to the site access and 
highway network surrounding the site.  These changes include:- 

11.1.1	 Improvements to Jackson’s Lane to prevent access to the site from the east 
and to include a one-way section between the High Street and the new site 
access to maintain the southbound link between High Street and Oxford 
Street. Jackson’s Lane will be two-way from West Villa Road into the site 
forming one of the main accesses. A secondary access will also be provided 
off Jackson’s Lane for local access and drop-off trips to the nursery. 

11.1.2 	 The junction between Jackson’s Lane and West Street will take the form of a 
gyratory that reflects the existing triangular shape of the junction, rather than a 
roundabout.   

11.1.3 	 Improvements to vehicular accessibility off West Street with a new access to 
residential properties including parking for existing West Street residents. 

11.1.4 	 Increased vehicular accessibility from the south with a new access off Oxford 
Street, which will serve the southern part of the site and will be suitable for 
service vehicles. There will be a further minor vehicle access to a building 
fronting Oxford Street. 

11.1.5	 A Traffic Regulation Order will be implemented such that the southern end of 
West Street between the new access road and the junction with Oxford Street 
will be closed to vehicular traffic and become a pedestrian route.  As part of 
the scheme, a new junction on Oxford Street will be created that provides 
easier movement for traffic between Oxford Street and the new spine route 
through the site. The proximity of the existing and proposed junction means 
that it would not be possible to retain both junctions. A loading bay for use by 
the florist/premises at 58 Oxford Street will be provided on the new spine 
road. 

11.1.6 	 Improvements to accessibility from the High Street with the rationalisation of 
the existing access points to form a single main access. Vehicle movements 
through the site will be improved with a new link between the High Street 
access and Jackson’s Lane, which will be designed to be a low-speed 
environment. This route will serve the replacement town-centre car parking 
and the main parking areas. There will be two further minor vehicle accesses 
off High Street. 

11.1.7	 Replacement of some of the town-centre car-parking as well as providing 
parking to serve the development. The current Jackson’s Lane car park and 
other informal car parking will be formalised into a mix of on-street and off-
street public car parking. The relocation of public car parking is an essential 
requirement for the site, releasing under-used land for development. 

11.1.8	 A site layout designed to allow pedestrian permeability from all areas of the 
site, towards the bus-stops on Church Street and Oxford Street. The scheme 
will incorporate pedestrian routes that link to the south (town centre/main 
shopping areas) and east (town-centre bus-stops). The site layout will provide 
permeability for pedestrians and cyclists between Bassett’s Park (and the 
residential areas to the northwest) and the town centre. It is intended that the 
Oxford Street vehicular access would be used by cyclists to penetrate the site. 

11.2	 An overview of the potential traffic generation from the site has been carried out and 
will be made available to the inquiry.  
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11.3	 The site is well served by public transport with the main town-centre bus stops located 
on Church Street within 200 metres of the site, and other bus stops on High Street and 
Oxford Street.  

12. 	SPECIAL CATEGORY LAND 

12.1	 The Order as made included an area of land (owned by the Council), to the east of 
West  Street, at its junction with Jackson's Lane, which the Council understood may 
have been open space. The land concerned extended to approximately 1,194 square 
meters and was included as part of plot 2. Plot 2 also incorporated the corresponding 
half width of the public highway Jackson's Lane   

12.2	 Following the making of the Order, the Council has undertaken a review of the 
ownership and status of this land to establish whether the land is indeed open space 
giving rise to the need for an application for a certificate from the Secretary of State 
pursuant to the provisions of Section 19 of the Acquisition of Land Act 1981.  The 
Council's review found no evidence to suggest that the land is open space.  The 
function of the land (not forming part of the highway) is that of a landscaped area 
forming part of a "gateway" entrance to the Council's public car park off Jackson's 
Lane/ West Street.  Further, no evidence was found of any party having any rights in 
relation to the land.  The land is in the Council's ownership and not subject of any 
inferior leases, tenancies, rights or other interests needing to be compulsorily 
acquired.  The description of the land in the Order Schedule is therefore inaccurate.   

12.3	 In the light of the outcome of the Council's investigation, the Council has asked the 
Secretary of State that on confirmation of the Order (if the Minister is minded to 
confirm it) Plot 2 (which is owned by the Council and not subject to any inferior legal 
interests) is deleted from the Order in its entirety.  The Council has also requested that 
the adjacent Plot 1, which the Council also does not need to compulsorily acquire, is 
excluded from the Order (if it is to be confirmed by the Secretary of State) on 
confirmation. 

13. 	 PROPOSED MODIFICATIONS TO THE ORDER 

13.1	 As mentioned in paragraph 12, the Council has asked the Secretary of State that, on 
confirmation of the Order (if the Minister is minded to confirm it) Plots 1 and 2 are 
deleted from the Order in their entirety. The reasons for making this request are 
detailed in paragraphs 12.2 – 12.3 above.  

13.2	 The Council is also to request that plots 47, 18, 52 and 53 are to be excluded from the 
Order in their entirety upon confirmation (if the Minister is minded to confirm it). The 
Council has reviewed the need for the compulsory acquisition of these lands in the 
light of the scheme proposals and the requirements of the owners and occupiers of 
them and concluded that compulsory acquisition of these parcels is not now required 
in Order to facilitate the scheme. Accordingly, compulsory acquisition of them is to be 
dispensed with. Parcels 52 and 53 are rights parcels. As there is no longer a 
requirement for these rights the Secretary of State will also be asked to amend the 
Order on confirmation (if the Minister is minded to confirm it) to exclude all reference 
to the provisions of the Local Government (Miscellaneous Provisions) Act 1976 since 
reference to the 1976 Act in the order is now otiose. 

13.3	 As the effect of these changes is to delete land from the Order, no party is prejudiced 
by them. 

13.4	 The Council confirms however that all remaining parcels are essential for the scheme 
and is seeking confirmation of the Order in relation to them. 

14. 	 THE CASE FOR ACQUISITION OF INDIVIDUAL INTERESTS AND RIGHTS 
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14.1	 As explained in this Statement of Reasons, the Council has given careful 
consideration to the reasons as to why it is necessary to seek confirmation of the 
order to facilitate this scheme. Compulsory acquisition of it is essential to enable the 
scheme to proceed.  All freehold owners, lessees and occupiers affected by the 
proposed Order have been invited to enter into discussions with the Council with a 
view to agreeing appropriate terms for payment of compensation and, where 
appropriate, to discuss options for relocation. 

15. 	 HUMAN RIGHTS CONSIDERATIONS AND ANY OTHER CONSIDERATIONS 

15.1	 The European Court of Human Rights has recognised that "regard must be had to the 
fair balance that has to be struck between the competing interests of the individual 
and of the community as a whole".  Both public and private interests are to be taken 
into account in the exercise of the Council's powers and duties as a local planning 
authority. Any interference with a Convention right must be necessary and 
proportionate. 

15.2	 The Council is of the view that in pursuing this Order, it has carefully considered the 
balance to be struck between individual rights and the wider public interest.  Any 
interference with Convention rights, if there is any, is considered to be justified in order 
to secure the economic, social, physical and environmental regeneration that the 
Scheme will bring.  Appropriate compensation will be available to those entitled to 
claim it under the relevant provisions of the relevant statutory provisions. 

15.3	 The Council considers that there is a compelling case in the public interest for 
confirmation of the Order and that the Order, if confirmed, would strike an appropriate 
balance between public and private interests.  The rights of owners of interests in the 
Order lands under the Human Rights Act 1998, in particular the rights contained in 
Article 8 of the Convention and Article 1 of its First Protocol, have been taken into 
account by the Council when considering whether to make the Order and when 
considering the extent of the interests to be comprised in the Order.  In addition, 
having regard to the provisions of the 1990 Act and the guidance set out in Circular 
06/2004, the Council considers that the Order Land is both suitable for and will 
facilitate the carrying out of development, redevelopment and improvement and will 
make a positive contribution in the promotion or achievement of the economic, social 
and environmental wellbeing of its area for the reasons explained in this statement. 
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16. COUNCIL'S RESPONSE TO OBJECTIONS TO THE ORDER 


Objector Summary of Objection  Suggested Response  

National Grid plc  National Grid plc is concerned that 
its apparatus will be affected by the 
proposals and there will be 
interference with its statutory rights 
obligations and interests  

In designing the scheme, the 
Council will be mindful of the 
needs of service providers 
and in particular the issue of 
continuity of service and 
safety considerations.    

National Grid is concerned that it will 
be unable to access its apparatus for 
maintenance, repair or renewal as a 
result of the intention of the Council 
to acquire land and to stop up areas 
of highway. 

Where it is necessary to 
remove apparatus, provision 
will be made for the 
reprovision of the service.  

The Order should not be made 
unless sufficient assurances are 
given to ensure the safety and safe 
operation of the company's 
apparatus, property and interests.  
Without such assurances the 
company fears the proposal will 
have an adverse impact on its 
business  

The Council will liaise with the 
company on these issues and 
work with it to ensure that 
satisfactory arrangements are 
made to ensure that safety 
requirements are met and the 
continuity of supply to the  
area as a consequence of the 
scheme. 
Approaches have been made 
to the company seeking 
confirmation of the 
assurances they require but 
no detailed responses have 
been received.  

Mr S Khan (Plot 4) 

Agent : 
Geoffrey Leaver 
251 Upper Third Street 
Bouverie Square 
Central Milton Keynes 
Bucks 
MK9 1DR 

Seeking confirmation that a rear 
service roadway will be provided to 
the rear of the property 

Losses suffered by the 
objector would be 
compensated in accordance 
with the statutory 
compensation code 
(determined by the Lands 
Tribunal if not agreed). 

The Council will work with the 
objector to identify suitable 
alternative access 
arrangements. 

Access for parking has been 
under consideration by 
council in conjunction with 
Matrix and proposal is to be 
put to claimants.  

Mr and Mrs Humphries  
(Plot 4) 

Solicitors: 
Smith Chamberlain  
Regent House  
61 and 62 Oxford 

Loss of ability to park a vehicle in the 
rear garden resulting in a loss of 
parking provision as road to the front 
of West Street properties is a narrow 
street. Adverse impact on value of 
the property as a result of loss of 
parking provision.  

During the construction period 
there will be alterations to 
access and parking 
arrangements.  However, 
alternative arrangements will 
be identified.  Compensation 
will be payable to the objector, 
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Street 
Wellingborough 
NN8 4JL 

in accordance with the 
statutory compensation code, 
should there be any adverse 
impact upon the property as a 
result of the scheme 
(determined by the Lands 
Tribunal if not agreed). 

Access for parking has been 
under consideration by 
council in conjunction with 
Matrix and proposal is to be 
put to claimants.  

G.M. Emmans and DJ 
Emmans 
(Plot 4) 

Solicitors: 
Smith Chamberlain  
Regent House  
61 and 62 Oxford 
Street 
Wellingborough 
NN8 4JL 

Loss of ability to park a vehicle in the 
rear garden resulting in a loss of 
parking provision on road to the front 
of West Street properties in narrow 
street. Adverse impact on value of 
the property as a result of loss of 
parking provision.  

During the construction period 
there will be alterations to 
access and parking 
arrangements.  However, 
alternative arrangements will 
be identified.  Compensation 
will be payable to the objector, 
in accordance with the 
statutory compensation code, 
should there be any adverse 
impact upon the property as a 
result of the scheme 
(determined by the Lands 
Tribunal if not agreed). 

Access for parking has been 
under consideration by 
council in conjunction with 
Matrix and proposal is to be 
put to claimants.  

J.M. Walker, A Walker 
and C Walker  
(Plot 4) 

Loss of right of way and ability to 
gain access to High Street  

Council has given no reasonable 
explanation as to why it requires part 
of the rear garden.  

During the construction period 
there will be alteration to 
access arrangements.  
However, alternative 
arrangements will be 
identified. 

The Council's justification for 
the acquisition of land was 
detailed in the Statement of 
Reasons served on the 
objector.  The proposals are 
in accordance with planning 
policies.  The Council is 
satisfied that the making of 
the Order for the purposes of 
the scheme is in the public 
interest and in particular that it 
will make a position 
contribution to the well being 
of Wellingborough. 

Access for parking has been 
under consideration by 
council in conjunction with 
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Matrix and proposal is to be 
put to claimants. 

R A Symons and H A D 
Symons 
(Plot 4) 

Solicitors: 
Smith Chamberlain  
Regent House  
61 and 62 Oxford 
Street 
Wellingborough 
NN8 4JL 

Loss of ability to park a vehicle in the 
rear garden resulting in a loss of 
parking provision as road to the front 
of West Street properties is a narrow 
street. Adverse impact on value of 
the property as a result of loss of 
parking provision.  

During the construction period 
there will be alterations to 
access and parking 
arrangements.  However, 
alternative arrangements will 
be identified.  Compensation 
will be payable to the objector, 
in accordance with the 
statutory compensation code, 
should there be any adverse 
impact upon the property as a 
result of the scheme 
(determined by the Lands 
Tribunal if not agreed). 

Access for parking has been 
under consideration by 
council in conjunction with 
Matrix and proposal is to be 
put to claimants.  

B G Hustwait  
(Plot 4) 

Solicitors: 
Smith Chamberlain  
Regent House  
61 and 62 Oxford 
Street 
Wellingborough 
NN8 4JL 

Loss of ability to park a vehicle in the 
rear garden resulting in a loss of 
parking provision as road to the front 
of West Street properties is a narrow 
street. Adverse impact on value of 
the property as a result of loss of 
parking provision.  

During the construction period 
there will be alterations to 
access and parking 
arrangements.  However, 
alternative arrangements will 
be identified.  Compensation 
will be payable to the objector, 
in accordance with the 
statutory compensation code, 
should there be any adverse 
impact upon the property as a 
result of the scheme 
(determined by the Lands 
Tribunal if not agreed). 

Access for parking has been 
under consideration by 
council in conjunction with 
Matrix and proposal is to be 
put to claimants.   

Mr T Chan  (Plot 14) 

Agent: 
Harwoods 
21 Silver Street  
Wellingborough 
Northamptonshire 
NN8 1AY 

Property is a restaurant having 
benefit of planning permission for 
extension of kitchen.  Taking of land 
would deny objector the ability of 
extending the kitchen.  Further the 
rear yard, storage area for bins and 
other items areas and vehicular 
access would be lost.  

Losses suffered by the 
objector would be 
compensated in accordance 
with the statutory 
compensation code 
(determined by the Lands 
Tribunal if not agreed) 

Detailed negotiations have 
been taking place  with the 
claimant and agent with 
regard to compensation, 
access and accommodation 
works   
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Mr N T Luu  (Plot 14) 

Agent: 
Harwoods 
21 Silver Street  
Wellingborough 
Northamptonshire 
NN8 1AY 

The proposed development is not 
defined and agreed.  Rear 
pedestrian and vehicular access 
would be lost.  Loss of ability to 
extend restaurant premises which 
was due to commence 
Spring/Summer 2008.  Render 
business premises restrictive and 
impact on the business function. 

Losses suffered by the 
objector would be 
compensated in accordance 
with the statutory 
compensation code 
(determined by the Lands 
Tribunal if not agreed). 

Detailed negotiations have 
been taking place  with the 
claimant and agent with 
regard to compensation, 
access and accommodation 
works   

Wilson Browne Not necessary to acquire Plot 15 to The Council's proposals and 
Solicitors (Plot 15) achieve desired objective of the 

Council. 

It is a disproportionate requirement 
to prevent use of the property and 
compulsory acquisition will prevent 
full enjoyment of the premises.  

the justification for them are 
recorded in the Statement of 
Reasons served on the 
objector.  The proposals are 
in accordance with planning 
policies.  The Council is 
satisfied that the making of 
the Order is in the public 
interest and in particular that it 
will make a positive 
contribution to the well being 
of Wellingborough  

It is necessary to acquire the 
objector's interests in the 
property in order to secure the 
delivery of the scheme for 
which compensation will be 
paid in accordance with the 
statutory compensation code 
(determined by the Lands 
Tribunal if not agreed).   

Negotiations have been taking 
place with the objectors 
landlords regarding the 
acquisition of this land which 
comprises currently an 
overgrown shrubbery  

James Arthur Read, 
Alan Edward Prime 
(Plot 15) 

Agent: Martin 
Pendered and Co  
2 Burystead Place  
Wellingborough 
Northamptonshire 
NN8 1AH 

It was the intention of the objectors 
to develop the land themselves and 
had obtained planning permission 
previously (now expired) but at the 
time of obtaining consent economic 
circumstances were not favourable 
and development did not proceed.   

Since planning consent was 
obtained there have been further 
developments to the north of the site 

The Council's proposals and 
the justification for them are 
recorded in the Statement of 
Reasons served on the 
objector.  The proposals are 
in accordance with planning 
policies.  The Council is 
satisfied that the making of 
the Order is in the public 
interest and in particular that it 
will make a positive 
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(High Street Mews) which they 
believe enhance the value of their 
land and provide a potential for a 
residential scheme over and above 
the originally proposed office 
development  

contribution to the well-being 
of Wellingborough  

Objectors do not believe the Order 
will recompense them for the loss of 
value to the site without loss of retail 
land. 

In the longer term when the current 
lease of 60 Oxford Street expires 
they would envisage looking at the 
possibility of developing the subject 
land in association with the whole 
site, being in mind that West End 
House is a Grade II listed building.   

It is necessary to acquire the 
objector's interests in the 
property in order to secure the 
delivery of the scheme for 
which compensation will be 
paid in accordance with the 
statutory compensation code 
(determined by the Lands 
Tribunal if not agreed).   

The compulsory acquisition of 
the objector's land is essential 
to secure the comprehensive 
redevelopment of the Order 
Lands in accordance with the 
Council's programme for 
development.   

Negotiations have been taking 
place regarding the 
acquisition of this land which 
comprises currently an 
overgrown shrubbery.  

Mobile Radio Services 
(Wellingborough) Ltd  
and Mobile Radio 
Services Ltd 
(Plots 16, 18, 19 and 
53 ) 

Agents: 
Agent: Martin 
Pendered and Co  
2 Burystead Place  
Wellingborough 
Northamptonshire 
NN8 1AH 

NB: Two objections 
made 

Without the loading and workshop 
facilities the tenants of 1a Central 
Hall Buildings would not be able to 
operate their business and, 
therefore, the lease would be 
extinguished to the detriment of the 
objector.  No suitable alternative 
premises are available.   

Acquisition of parcels 16,18 and 19 
including the shops 1c and 1d 
Central Hall Buildings is, in the 
opinion of the objector, unnecessary 
and it would be quite feasible to 
carry out the proper redevelopment 
of the order lands without the 
inclusion of these parcels of land 
which are critical to the occupiers of 
the building. 

The Council's justification for 
the acquisition of the land the 
subject of the Order was 
detailed in the Statement of 
Reasons served on the 
objector.  The proposals are 
in accordance with planning 
policies.  The Council is 
satisfied that the taking of the 
objector's land for the 
purposes of the scheme is in 
the public interest and will 
make a positive contribution 
to the well-being of 
Wellingborough. 

Plots 16 and 18 separate shops 1a, 
1c, 1d and 1b from their WC block 
within plot 19.  The buildings would 
be left without adequate WC 
provision.   

The removal of rear access and 
workshop facilities to the whole block 
of 4 shops with workshops would 
severely affect the objector's 

In designing the scheme, the 
Council will have mindful of 
the need of the objector and 
tenant and will work with them 
in an endeavour to identify 
alternative arrangements that 
would enable the business to 
continue to function.   

The compulsory acquisition of 
the objector's land is essential 
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interests. 

No compelling case for the inclusion 
of these lands within the Order and 
the plots should be deleted from the 
Order.  

The Council has enlarged the 
development area and no adequate 
consultation has taken place. There 
is no compelling case for taking the 
land. 

to secure the comprehensive 
redevelopment of the Order 
Land in accordance with the 
Council's programme for 
development.  Adequate 
consultation has taken place. 

Discussions regarding the 
needs of the occupiers have 
taken place as a result of 
which the council had 
originally included in the CPO 
the single storey buildings 
Plot 18 with a view to 
replacing workshop facilities 
on a strengthened first floor  
thereof with access via the 
higher land at the rear 
comprising plot 16.  This 
proposal has been rejected by 
the claimants. 

Michael Ridout, Helen 
York, Peter York, 
trading as Smith 
Chamberlain  
(Plot 17) 

Agents: 
Agent: Martin 
Pendered and Co  
2 Burystead Place  
Wellingborough 
Northamptonshire 
NN8 1AH 

Objectors consider it is not 
necessary for the proper 
redevelopment of the vast majority of 
the Order Land to include parcel 17 
and adjoining parcels which all 
significantly affect the ability of the 
occupier to undertake their 
businesses in a quiet and peaceful 
way. 

The Order should be modified to 
exclude parcel 17 and other land as 
the Secretary of State should see fit.  

The Council's proposals and 
the justification for them are 
recorded in the Statement of 
Reasons served on the 
objector.  The proposals are 
in accordance with planning 
policies.  The Council is 
satisfied that the making of 
the Order is in the public 
interest and in particular that it 
will make a positive 
contribution to the well-being 
of Wellingborough  

The proposals significantly affect the 
ability of the objectors to use the 
path and driveway, car park and side 
entrance to the premises, which 
would be significantly affected by the 
Order. 

Because of the level differences 
from the rear of Parcel 17 up to 
parcel 16, major work would be 
necessary to open up and create 
steps and/or a ramp to overcome 
these difficulties. Considered to be 
unnecessary and expensive option 
when the Council already has a 
major access into Oxford Street from 
parcel 10 and the adjoining parcels 
to the west of the subject property 
which the Council already own.   

It is necessary to acquire the 
objector's interests in the 
property in order to secure the 
delivery of the scheme for 
which compensation will be 
paid in accordance with the 
statutory compensation code 
(determined by the Lands 
Tribunal if not agreed).   

The compulsory acquisition of 
the objector's land is essential 
to secure the comprehensive 
redevelopment of the Order 
Land in accordance with the 
Council's programme for 
development.   

The council have offered to 
the objectors landlord the use 
of 6 No car parking spaces to 
the north of the rear boundary 
of the objectors property to be 
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used therewith. 

The council will consider 
appropriate accommodation 
works to address any effect 
upon the use of rooms facing 
the accessway. 

The Council will have use of an 
existing access to the north where 
High Street Mews (Parcel 19) exits 
into High Street.  There is no need 
for an additional access through plot 
17. 

Plot 17 should be excluded from the 
Order.   

J M Chamberlain and E 
J Chater  
Trustees on behalf of 
beneficial owners of 
Regent House - Jane 
Chamberlain and 
Barbara Jane Chater 
(Plot 17) 

Agent: 
Brian Barber 
Associates 
4 Kimbell Mews  
Humfrey Lane  
Boughton 

Confusion and uncertainty over the 
use of Parcel 17.  

Sharing of existing narrow access 
and constricted turning 
arrangements with the wider public 
would result in a much higher 
volume of pedestrian usage and 
inevitable conflict between vehicles 
and pedestrians and unsafe 
conditions for all. 

Increased public usage outside 
office hours would result in an 
unacceptable reduction in security  

The Council's justification for 
the acquisition of land was 
detailed in the Statement of 
Reasons served on the 
objector.  The proposals are 
in accordance with planning 
policies.  The Council is 
satisfied that the making of 
the Order for the purposes of 
the scheme is in the public 
interest and in particular that it 
will make a positive 
contribution to the well-being 
of Wellingborough.   

Northampton  
NN28XB 

and create conditions that would 
increase the opportunities for crime 
and vandalism. 

Demolition of the wall within the 
curtilage would adversely affect the 
setting of a listed building, in breach 
of the Council's Statement of 
Reasons as set out in paragraph 8.1. 

In designing the scheme the 
Council will ensure that a safe 
environment is created for 
pedestrians and vehicles 
using all accesses within the 
scheme and that the safety 
and security of persons and 
property are also taken into 
account.  

A much better option exists in the 
form of the site to the east of The 
Royal Bento Restaurant, which is 
wider and safer and benefits from 
being further away from the Oxford 
Street/High Street junction and is 
located directly opposite the traffic 
light controlled pedestrian crossing 
on Oxford Street 

Further, it will be a priority for 
the Council to ensure that 
there is an acceptable 
interface between the scheme 
and Regent House (a listed 
building) consistent with the 
objectives set out in 
paragraph 8.1 of the 
Statement of Reasons.  

Plot 17 should be excluded from the 
compulsory purchase order on 
confirmation. 

The Council is satisfied that 
its proposals can be 
accommodated satisfactorily 
within Plot 17 and that there is 
no requirement to consider 
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any alternative site.  

The Council have offered the 
use of 6 No car parking 
spaces to the north of the rear 
boundary of the objectors 
property to be used therewith. 

The council will consider 
appropriate accommodation 
works to address any effect 
upon the use of rooms facing 
the accessway. 

Ashley Bond and 
Robin Sturgess (Plot 
18) 

Concerned over impact on business 
which employs 3 members of staff  

To be omitted from the CPO. 

S Moore and L Moore  
(Plot 19) 

Concerned that property known as 4 
High Street Mews will become 
landlocked.   

Concerned that loss of parking 
space and access to premises will 
affect value of property.   

Concerned may not be able to park 
close to the property in the future.   

Property will not become 
landlocked as a result of the 
Order.  During the 
construction of the scheme 
there will be alterations to the 
access and parking 
arrangements.  However, 
alternative arrangements will 
be identified. 

Concerned about surrounding 
environment (particularly the multi-
storey car park, hotel and college), 
effect on views from the property 
and impact on value.  

Property located in a quiet cul-de
sac.  New route from pathway 
proposed will result in increased 
pedestrian traffic and an increase in 
crime and burglary further detracting 
from value. 

The proposals are in 
accordance with planning 
policies.  The Council is 
satisfied that the making of 
the Order for the purposes of 
the scheme is in the public 
interest and in particular that it 
will make a positive 
contribution to the well being 
of the town. 

Security at the property 
should not be worsened by 
the scheme. 

Council have been working 
with Matrix partnership to 
identify convenient designated 
car parking space to replace 
any lost parking. 

Any losses suffered by the 
objector would be 
compensated in accordance 
with the statutory 
compensation code 
(determined by the Land 
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Tribunal if not agreed)   

L H Johnson (Plot 19)  

Agent: 
Harwoods 
21 Silver Street  
Wellingborough 
Northamptonshire 
NN8 1AY 

The proposed development is not 
defined. Removal of access-way 
and garage/stores will have a 
detrimental impact on retained 
premises 

During the construction period 
there will be alterations to the 
access-way and 
garage/stores. However, 
alternative arrangements will 
be identified.  Compensation 
assessed in accordance with 
the statutory compensation 
code (determined by the 
Lands Tribunal if not agreed) 
would be payable in respect 
of any losses arising if 
suitable alternative 
arrangements cannot be 
made. 

Discussions have taken place 
with the objector regarding 
potential alternative storage 
arrangements.  

Central Networks plc 
(Plots 19, 20, 21)  

Representation under 
section 16 of the 
Acquisition of Land Act 
1981 by Department 
for Business Enterprise 
and Regulatory Reform  

Agent: 
Bruton Knowles  
Minerva House 
Spaniel Row 
Nottingham  
NG1 6EP 

Representation expresses concern 
that compulsory purchase may 
cause detriment to the company's 
operation. If negotiations with the 
Council fail, the company will wish to 
maintain its representation  

In designing the scheme the 
Council will be mindful of the 
needs of service provisions 
and in particular the issue of 
continuity of services. 

Approaches have been made 
to the company seeking 
confirmation of the 
assurances they require but 
no detailed response has 
been received. 

Central Networks East 
plc (Plots 19, 20 and 
21) 

Agent: 
Bruton Knowles  
Minerva House 
Spaniel Row 
Nottingham  
NG1 6EP 

Proposals do not have any regard to 
the security of electricity supply in 
Wellingborough 

Proposed access to require removal 
of electricity apparatus therefore 
reducing company's ability to 
distribute electricity in the area  

The Order does not appear to fully 
detail the company's rights affected 
by the Council  

In designing the scheme, the 
Council will be mindful of the 
needs of electricity and other 
service providers and in 
particular the issue of 
continuity of service.  

Where it is necessary to 
remove apparatus, provision 
will be made for the 
reprovision of the service.   

The Statement of Reasons does not 
indicate consideration has been 
given to the impact of the scheme on 
local or strategic electricity 
distribution network.   

The Council will work with the 
company on these issues and 
work with it to ensure that 
satisfactory arrangements are 
made to ensure continuity of 
supply to the area as a result 
of the scheme.  

Information supplied by the Council Approaches have been made 
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does not provide adequate 
information for Central Networks to 
understand the layout, design or 
likely construction periods of the 
scheme 

to the company seeking 
confirmation of the 
assurances they require but 
no detailed response has 
been received. 

Information supplied by the Council 
does not provide adequate 
information for the company to 
understand how its apparatus is to 
be maintained or whether the 
scheme will require its relocation  

Information supplied by the Council 
does not indicate how the company 
may continue to distribute electricity 
to the locality. 

V E Martin Concerned that property will become Property will not become 
(Plot 19, 20, 21, 22 landlocked.   

Concerned that loss of parking 
space and access to premises will 
affect the value of the property. 

Concerned may not be able to park 
close to the property in the future.   

landlocked as a result of the 
Order.  During the 
construction of the scheme 
there will be alterations to 
access and parking 
arrangements. However, 
alternative arrangements will 
be identified. 

Concerned about surrounding 
environment, affect on views 
(particularly the multi-storey car park, 
hotel and college) effect on views 
from the property and impact on 
value. 

Property located in a cul-de-sac.  
New pedestrian pathway proposed 
will result in increased pedestrian 
traffic and an increase in crime and 
burglary further detracting from 
value. 

The proposals are in 
accordance with planning 
policies.  The Council is 
satisfied that the making of 
the Order for the purposes of 
the scheme is in the public 
interest and in particular that it 
will make a positive 
contribution to the well-being 
of Wellingborough.   

Security at the property 
should not be worsened by 
the scheme. 

Council have been working 
with Matrix partnership to 
identify convenient designated 
car parking space to replace 
any lost parking.  

Losses suffered by the 
objector would be 
compensated in accordance 
with the statutory 
compensation code 
(determined by the Land 
Tribunal if not agreed) 

Miss J R Shah (Plot Loss of car parking will infringe During the construction period 

20\21871780.9\RF02 28 



 

 

  

  
 

 

 

 

 

  

  

 

 

 

 

 
 

 
 

   

 
  

 

 

 
 

 

  

  

 

 

 
 

 
 

21) 

Agent: 
Harwoods 
21 Silver Street  
Wellingborough 
Northamptonshire 
NN8 1AY 

terms of planning permission or 
building regulation approval and 
reduce attractiveness of premises for 
letting 

there will be alterations to the 
parking arrangements.  
However, alternative 
arrangements will be 
identified. 

Council have been working 
with Matrix partnership to 
identify a convenient 
designated car parking space 
to replace lost parking. 

Losses suffered by the 
objector would be 
compensated in accordance 
with the statutory 
compensation code 
(determined by the Lands 
Tribunal if not agreed) 

K J Shortis Ltd  
(Plot 38) 

Agent: 
Barnes Noble Edwards 
BNE House  
6 Market Place 
Kettering 
Northamptonshire 
NN16 0AL 

Council's proposals and timetable 
are insufficiently clear to warrant the 
Order.  

The uncertainty surrounding the 
Council's proposals is having an 
adverse impact on businesses 
affected by the order.  

The Council's proposals do not 
incorporate areas suitable for the 
relocation of businesses that have 
been established for many years.   

The Council has not properly 
considered the ability of undertake 
redevelopment without the inclusion 
of the property  

The Council's proposals and 
programme for 
implementation are sufficiently 
well defined, as explained in 
the Statement of Reasons, 
and justify the inclusion of the 
objector's premises.  The 
Council is satisfied that the 
making of the Order for the 
purposes of the scheme is in 
the public interest and in 
particular that it will make a 
positive contribution to the 
well-being of Wellingborough.  

Businesses will be permitted 
to remain operational until the 
land is required for the 
purposes of the scheme.   

The Council will work with the 
objector in an endeavour to 
identify suitable alternative 
premises.  

Terms agreed for purchase.  
Objections to be withdrawn. 

Wilco Motor Spares 
Limited 
(Plot 38) 

Agent: 
Barnes Noble Edwards 
BNE House  
6 Market Place 
Kettering 
Northamptonshire 
NN16 0AL 

Council's proposals and timetable 
are insufficiently clear to warrant the 
order.  

The order land uncertainty 
surrounding the Council's proposals 
are having an adverse impact on 
businesses affected by the order.  

The Council's proposals do not 
incorporate areas suitable for the 
relocation of businesses that have 
been established for many years.   

The Council's proposals and 
programme for 
implementation are sufficiently 
well defined, as explained in 
the Statement of Reasons, 
and justify the inclusion of the 
objector's premises.  The 
Council is satisfied that the 
making of the Order for the 
purposes of the scheme is in 
the public interest and in 
particular that it will make a 
positive contribution to the 
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The Council has not properly 
considered the ability of undertake 
redevelopment without the inclusion 
of the property  

well-being of Wellingborough.  

Businesses will be permitted 
to remain operational until the 
land is required for the 
purposes of the scheme.   

The Council will work with the 
objector in an endeavour to 
identify suitable alternative 
premises.  

Terms agreed for purchase.  
Objection to be withdrawn. 

S W Chan (Plot 41) 

Agent: 
Harwoods 
21 Silver Street  
Wellingborough 
Northamptonshire 
NN8 1AY 

Loss of rear access, car-parking 
facility and store will be detrimental 
to the remainder of the property and 
will impact significantly on the value 
of the premises remaining 

During the construction period 
there will be alterations to the 
access and parking 
arrangements.  However, 
alternative arrangements will 
be identified.  Compensation 
assessed in accordance with 
the statutory compensation 
code (determined by the 
Lands Tribunal if not agreed) 
will be provided for the loss of 
the store so that it can be 
replaced in a suitable location 
within the retained land.  
Negotiations have advanced 
well with claimants agent and 
terms provisionally agreed – 
which will include withdrawal 
objection. 
Businesses will be permitted 
to remain operational until the 
land is required for the 
purposes of the Scheme.   

Negotiations have been taking 
place with the objectors and 
their agent to acquire their 
interest.  

David Cooper  
(Plot 47) 

Agent: Martin 
Pendered and Co  
2 Burystead Place  
Wellingborough 
Northamptonshire 
NN8 1AH 

Proposal to sever part of the rear of 
the building is perverse and 
unnecessary and will cause hardship 
to the objector and the tenant.  

Acquisition of part of the premises is 
unnecessary for the proper 
development of the remainder of the 
Order Land.  It would have been 
possible for the Council to have 
redrawn the boundary of the order to 
exclude the objector's land. 

The Order should be modified to 
exclude the objector's land. 
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To be omitted from the CPO. 

Li Cheung Tai Chan 
(Plot 48) 

Agent: 
Barnes Noble Edwards 
BNE House  
6 Market Place 
Kettering 
Northamptonshire 
NN16 0AL 

Council has not properly considered 
the ability to undertake the 
redevelopment without the inclusion 
of the property.   

The Council's proposals and 
timetable are insufficiently clear to 
warrant the Order.  

The Order and uncertainty 
surrounding the Council's proposals 
are having an adverse effect on 
businesses affected by the Order.   

The Council's proposals and 
programme for 
implementation are sufficiently 
well defined, as explained in 
the Statement of Reasons, 
and justify the inclusion of the 
objector's premises.  The 
Council is satisfied that the 
making of the Order for the 
purposes of the scheme is in 
the public interest and in 
particular that it will make a 
positive contribution to the 
well being of Wellingborough. 

Negotiations have been taking 
place with the objectors and 
their agent to acquire their 
interest.  

D S Johal and H S 
Johal  (Plot 48) 

Agent: 
Harwoods 
21 Silver Street  
Wellingborough 
Northamptonshire 
NN8 1AY 

Objector does not wish to dispose of 
business and cannot relocate to 
another property in close proximity 
as no suitable alternative premises 
are available. 

Losses suffered by the 
objector would be 
compensated in accordance 
with the statutory 
compensation code 
(determined by the Lands 
Tribunal if not agreed) 

The Council will work with the 
objector to identify suitable 
alternative premises.  

Discussions have taken place 
with claimant but currently no 
alternative premises have 
been identified in order to 
facilitate relocation. 

Ms V Sack (Plot 50)  

Agents: 
Harwoods 
21 Silver Street  
Wellingborough 
Northamptonshire 
NN8 1AY 

The proposed development is not 
defined and therefore the order 
should not be made  

The Council's proposals are 
sufficiently well defined, as 
explained in the Statement of 
Reasons served on Mrs 
Stack. The proposals are in 
accordance with planning 
policies.  The Council is 
satisfied that the making of 
the Order for the purposes of 
the scheme is in the public 
interest and, in particular, that 
it will make a positive 
contribution to the well-being 
of Wellingborough. 

Property purchased by 
Council. Objection withdrawn 
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17. 	 ADDITIONAL INFORMATION 

17.1	 Website 

Information about the project as it progresses is available on the Council’s website at 
www.wellingborough.gov.uk/highstreet 

17.2	 Council Contacts 

Owners and tenants of properties affected by the Order who require information about 
the CPO process can contact Jennifer Bell telephone 01933 231985 during all normal 
office hours or make an appointment to visit the Council Offices in Croyland Abbey, 
Tithe Barn Road, Wellingborough, NN8 1BJ 

17.3	 Compensation Issues 

In any CPO process there is always an endeavour to discuss compensation issues 
and to purchase properties by agreement, if possible, rather than compulsorily. 
Owners and tenants of properties affected by the Order who wish to discuss this 
option should contact Andrew Cook of Lambert Smith Hampton who may be contacted 
at:-

Interchange Place  

Edmund Street 

Birmingham 

B3 2TA 


17.4	 Parties affected by the Order who want to discuss legal matters should contact the 
Council's legal adviser:-

Richard Foster / Martin Damms / Claire Smith  

Pinsent Masons LLP 3 Colmore Circus Birmingham B4 6BH  

Tel: 0121 200 1050   

17.5	 The Royal Institute of Chartered Surveyors (RICS) operates a compulsory purchase 
helpline which provides free advice.  Anyone wishing to make use of that service 
should contact the RICS on 0870 333 1600 or visit its website: www.rics.org  

17.6	 The Order, Order Map and Statement of Reasons 

17.6.1	 A copy of the Order, Order Map and this Statement of Case and the 
documents referred to in the attached list can be inspected at the Council’s 
Offices, Croyland Abbey, Tithe Barn Road, Wellingborough between 8.30 
am and 5pm on Mondays to Wednesday, between 9.30am  and 5pm on 
Thursdays and between 9am and 4.30 pm on Fridays (other than Bank 
Holidays) and is available for inspection on the Council's website 
www.wellingborough.gov.uk/highstreet 

17.6.2	 This Statement of Case discharges the Council’s statutory obligations under 
the Compulsory Purchase (Inquiries Procedure) Rules 2007. 

17.7	 Free booklets published by the Government giving guidance on compulsory purchase 
and compensation issues are available at 
http://www.communities.gov.uk/publications/planningandbuilding/compulsorypurchase 
or may be obtained from the Council's offices.   

20\21871780.9\RF02 32 

http://www.wellingborough.gov.uk/highstreet
http://www.wellingborough.gov.uk/highstreet
http://www.communities.gov.uk/publications/planningandbuilding/compulsorypurchase
http:www.rics.org


 

 
  

  

   

 

  

 
 

  

 

 

 

  

 

18. 	 LIST OF DOCUMENTS TO BE REFERRED TO AT INQUIRY 

18.1	 Relevant National Planning Guidance:-

1. 	 “Planning for Town Centres: Guidance on Design and Implementation Tools” 
(ODPM 2005); paragraphs 2.4, 2.5, 2.8, 2.9, 2.13 and 2.14. 

2. 	 “By Design: Urban design in the planning system” (DETR, CABE, 2000); 

Key principles adopted from this guidance include the 7 core 
principles of urban design: Character, Continuity and Enclosure; 
Quality of Public Realm; Ease of Movement; Legibility; Adaptability; 
and, Diversity (Section 2, pages 15 to 32). 

Other key areas covered by this guidance include information on 
the content of Development Briefs (Section3, page 53). This has 
informed the structure of the Development Brief for the High Street 
site. 

3. 	 “By design: Better places to live” (DETR, CABE 2001); and “Places, Streets 
and Movement” (DETR, 1998).  

This document synchronises with By Design: Urban design in the 
planning system and expands upon the urban design principles as 
applied to particularly housing. Key principles taken forward in the 
High Street SPD include: 

‘The bigger picture’ – ensuring housing integrates with its 
surrounding context (page 16, paras 1 and 2) 

‘Access to facilities’ – ensuring housing areas are supported by 
various amenities (page 17, paras 2 and 4). 

‘Creating a movement framework’ – ensuring the development is 
well connected by vehicular routes, public transport, cycling, foot 
etc (Section 3, pages 24 to 30). 

‘Perimeter blocks’ – A robust structure over time (pages 42 to 47). 

‘Accommodating parking’ (pages 55 to 58). 

‘Space in and around the home’ – relating indoor and outdoor 
space and ensuring the adaptability of development types (pages 
64 to 66). 

'Safer Places: The Planning System and Crime Prevention' 
(ODPM/Homes Office 2004) 

18.2	 Regional Planning Guidance:-

4. 	 "Regional Spatial Strategy RPS 8 (March 2005) (ODPM) – Part 2 Statement 
for Northamptonshire, Policies 1 and 4. 

5. 	 "North Northamptonshire Core Spatial Strategy" (NN JPU Feb 2007) – 
Paragraphs 3.101 – 3.107, Policy 13 para 3.81 and Policy 10. 

6. 	 Northamptonshire County Council Transport Strategy for Growth (sections 
10 and 11.   
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