
Introduction

The Borough Council of Wellingborough wishes to 
bring forward the regeneration of a major 
brownfield site located on the North West fringe of 
the town centre.

The study area has a mixed context of commercial 
and residential uses, while the site itself is used 
predominantly for car parking. The site is ‘land 
locked’, with existing buildings fronting the Western, 
eastern and southern edges and therefore the 
connectivity and visibility of any new development 
needs to be addressed.

This work presents an understanding of the 
existing site condition, constraints and development 
opportunities. A range of options are identified that 
consider different approaches to the future use of 
the site.

How can the site best support an 
expanded town centre offer?

What is the future ‘human content’ of the site  
& its future character?

What are the supply and demand conditions 
that inform viable development?
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The site and its immediate 
context includes a mix of urban 
spaces of varying character and 
a wide range  in the type and 
quality of architecture.
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The scale, grain and pattern of urban form across the wider study area varies 
dramatically - from the Morrisons large format foodstore to the Victorian units along the 
High Street. In particular the intricate building layout to the southern third of the site will 
influence any new development in this area. 

Compatibility with existing building scales will be a critical influence on the future
development brief. The opportunity for new large scale uses (eg College, theatre/
cinema) are likely to be accommodated to the northern end of the site.

Further to the west towards Bassats Park the built form pattern breaks down 
completely offering poor public-private realm definition and weak open space character.
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FIGURE GROUND COMPARISON
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The diagrams above illustrate the evolution of the site from the late 1800’s to 
the present day.  What is evident is the provision of structured, internal open 
space in the forms of an orchard and landscaped gardens that no longer exist 
and have been replaced with carparking and semi-detached dwellings.

Much of the built form to the south and east of the site remains while 
considerable loss of built form and ‘enclosure’ to the North is notable along 
Jackson’s Lane. Of particular note is the disconnection of access through to 
Bassats Park to the west of the study area.

The adjacent diagram describes the implications of historical patterns and 
reveals a number of useful pointers:
 - Sub-block structure, local open spaces, key buildings, linkages.
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Developable Areas

Areas | Site Coverage | Paving

A 19760 sq.m

B 3810 

C 6080 | 1497 | 5583 |  

D 3536 | 2062 | 1474 | 
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Existing buildings within the site and wider 
study area are of varying architectural and 
build quality. Each building has been assessed 
and allocated a qualitative measure ranging 
from High to Medium to Poor quality. In addition 
buildings of high/medium architectural quality 
but in need of refurbishment are identified. In 
some cases local materials (sandstone) 
contribute considerable quality to otherwise 
average buildings.

The assessment of building quality has then 
been used to inform the drawing below, 
indicating the buildings we would wish to 
retain within any future development.

The overall impression gained from the diagram above is one 
of the dominance of poor/medium quality buildings. This is 
particularly the case to the North and West of the site, with the 
majority of high quality buildings located to the South and East. 
High quality buildings tend also to occur in clusters, creating 
contiguous areas of quality local character.
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