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1.3
What is a Conservation Area Appraisal? 

A Conservation Area Appraisal is a means of 
defi ning the ‘special interest’ of an area that warrants 
designation.  This involves a process of identifying, 
recording and describing its special characteristics, 
but importantly, also analysing, understanding and 
assessing the value and signifi cance of the area in 
terms of its architectural or historic interest.  Taking 
into account the values placed on an area by the 
local community and other stakeholders is also an 
important part of this process.  

The preparation of a CAA is not an end in itself.  
Instead it provides the basis for developing 
management proposals for the Conservation Area to 
ensure its future preservation and enhancement.  A 
Conservation Area Management Plan is essentially a 
strategy which sets objectives to address the issues 
and recommendations to emerge from the CAA 
process.  It may also involve identifying any further 
or more detailed work which may be necessary in 
order to assist in the implementation of the plan.  
The involvement of the local community is seen as 
an essential part of the development of the plan. 

01
Background and summary of special interest
Introduction

1.1
About this project

This document is the Wellingborough Town Centre 
Conservation Area Appraisal (CAA).  It has been 
conducted and prepared by Matrix Partnership on 
behalf of the Borough Council of Wellingborough 
as part of a review of the existing Town Centre 
Conservation Area.  

This CAA has studied and analysed the character, 
appearance and special historic and architectural 
interest of the whole of Wellingborough Town 
Centre.   Figure 1 illustrates the boundaries of the 
area included in this assessment (the study area), 
together with those of the existing Conservation 
Area.  In some instances, areas immediately 
adjoining the study area were also examined.  This 
town centre wide assessment has been conducted in 
order to determine whether there are other locations 
in the town centre area which also merit designation 
as a Conservation Area.  In doing so this study 
has re-evaluated the boundaries of the existing 
Conservation Area.  

The existing Conservation Area was designated 
in April 2003 and was tightly defi ned around the 
historic town core, centered on All Hallows Church 
and the Market Place.  The Town Centre Area 
Action Plan (AAP) reaffi rms the Borough Council’s 
commitment to conserving the town centre’s heritage 
and establishes the policy basis for the CAA to be 
undertaken. 

1.2
The structure of this report

This report is structured in four parts as follows: 

Part A Introduction
Explains the purpose and objectives of the CAA, how 
the work has been undertaken and its relationship 
with the planning policy framework.  Importantly it 
contains the ‘summary of special interest’ which 
encapsulates the special architectural or historic 
interest of the area that warrants designation.  

Part B Map-Based Assessment
Examines the geographical and historic context 
of Wellingborough and considers the historic form 
and development of the settlement.  It goes on to 
examine a range of features that defi ne the town 
centre area to understand how these affect it’s 
character or appearance.  

Part C Site Based Studies
The town centre character areas are defi ned and 
analysed looking at the historic fabric, features of 
townscape interest and the strengths, weaknesses, 
opportunities and threats associated with an area.  

Part D Proposals
This section contains a proposal for changing the 
boundary of the existing Conservation Area and 
includes a Management Plan that specifi es a series 
of management proposals for the future preservation 
and enhancement of the proposed new Conservation 
Area.  
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Figure 1.  Existing Conservation Area and Study Area
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1.4
Objectives

The Conservation Area Appraisal provides the 
basis for recording and understanding the areas of 
special interest within Wellingborough town centre.  
The objectives of this CAA are shown in the panel 
opposite. 

1.5
Methodology

The methodology for the Conservation Area 
Appraisal closely follows the Guidance on 
Conservation Area appraisals published by English 
Heritage (English Heritage1, 2005) with only 
minor alterations where it has been felt that the 
methodology can be tailored to the specifi c qualities 
of Wellingborough and other associated studies that 
have been taking place.

The methodology and approach adopted in this 
appraisal has also been infl uenced by other 
Conservation Area Appraisals previously undertaken 
elsewhere, and various features thought to have 
been successful and relevant to Wellingborough 
have been used and adapted as appropriate.  

Conservation Area Appraisal Objectives

1. conserve and enhance the centre’s heritage, 
respecting historic buildings, links and views (in 
furtherance of Objective 4 of the Wellingborough 
Town Centre Area Action Plan - see below); 

2. protect and enhance the architectural and 
historic fabric of the town (furthering Policy 
WTC12 of the AAP);  

3. provide an informed understanding of the 
special historic and architectural interest of the 
town centre;  

4. review the adequacy of the existing 
Conservation Area and inform whether 
enlargement of the existing boundary is justifi ed 
and recommend changes where appropriate; 

5. assist in the control of development within the 
Conservation Area by providing a sound basis 
for informing development control decisions and 
defending appeals;

6. provide a basis for assisting in the formulation 
of future policies in relevant supplementary 
planning documents (SPDs) where appropriate; 

7. identify elements which detract from the special 
character of the area and which offer potential for 
benefi cial change; 

8. provide a framework to assist with the 
future preservation and enhancement of the 
Conservation Area through the formulation of a 
Conservation Area Management Plan.    

English Heritage guidance on Conservation Area appraisals
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1.6
Acknowledgement of survey limitations

It is important to note that no appraisal can ever be 
completely comprehensive and will be limited by the 
availability of, or access to information or by survey 
information which can only be obtained from the 
public highway or other accessible land.  

The omission of any particular building, feature 
or space should not be taken to imply that it is 
of no interest or importance to the character or 
appearance of the area and thus of no importance in 
the consideration of planning applications.  

1.7
Community and stakeholder consultation

An important aspect when preparing a CAA and 
accompanying management proposals is to seek the 
views of the local community and those stakeholders 
with an interest in the area concerned.  Two initial 
stakeholder consultation events were held at an 
early stage in the preparation of the appraisal.  
These were held at The Hind Hotel and took the 
form of an evening drop-in session on the evening 
of the 1st October 2008 and an all day stakeholder 
consultation workshop held on Thursday 2nd 
October 2008.  The feedback from these events in 
summarised in Appendix B.  

This document is a formal public consultation draft 
and is issued for public comment.  All those with an 
interest in the area are encouraged to take part in 
the consultation process and provide feedback on 
the draft document.  Consultation will be undertaken 
in line with the North Northamptonshire Statement of 
Community Involvement (SCI) and responses will be 
taken into account when preparing the fi nal version 
of this document. 

The information has been used to defi ne areas of 
discernible character which make up Wellingborough 
town centre.  These in turn act as basis for more 
detailed analysis of the special qualities of character 
areas in order to determine the heritage value that 
can be ascribed to each location and ultimately help 
defi ne to what extent the existing Conservation Area 
should be enlarged.    

The proposed Conservation Area Management Plan 
has been prepared following separate guidance from 
English Heritage concerning the management of 
Conservation Areas (English Heritage2, 2005).  

One of the principal differences of this study from 
many others is the use of thematic map-based 
information or characterisation (the mapping, 
describing, analysing and understanding of the 
existing townscape character).  This approach gives 
an overview of the town centre providing information 
on a range of different topics, all of which represent 
important factors that infl uence the character of the 
study area and assist in building up a composite 
picture of the character of the town centre.

The CAA itself was carried out by thorough research 
and information gathering as follows: 

Approach to research and information 
gathering

  - Familiarisation with the town-centre by 
undertaking walking site visits covering each 
part of the study area.  

- Taking photographs to record buildings, areas 
and features of interest. 

- Information gathering through use of current 
and historic mapping where available.  

- Reviewing secondary sources of documentary 
information including books, reports, historic 
maps, archaeological assessments, landscape 
and geographical information and other related 
documents. 

- Liaison with the Borough Conservation Offi cer.   

- Visits to Welllingborough Museum to source 
historic photos and other information.  

- Seeking the views of stakeholders through 
consultation.  

English Heritage guidance on Conservation Area 

management plans
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The composite nature of Wellingborough’s 
townscape displays interest across a number of 
historic periods.  The area of Croyland Abbey is an 
ancient place, set apart from the bustle of the town 
centre, where the historic Tithe Barn maintains a link 
with the agricultural and monastic origins of the town 
and its cloister-like courtyard forms a unique space.   
All Hallows Church is the town’s greatest landmark 
of quality.  It is set within a beautiful treed churchyard 
and is an important ecclesiastical enclave at the 
very heart of the town.  The Hind Hotel is one of the 
best known historic and architecturally interesting 
buildings in the town.  Its prominent position 
opposite Market Street is a key visual landmark in 
Wellingborough.  

Beautifully proportioned Georgian town houses are a 
particularly special feature of Wellingborough.  Often 
plain fronted, with restrained ornament and built of 
ironstone, they exhibit a memorable simplicity and 
elegance in key locations.  Buildings of this period 
are particularly notable at Broad Green and along 
London Road.  

The many Victorian and Edwardian buildings 
associated with the town centre display individual 
qualities, and the range of ornament, styles and 
variation present is a feature of interest in itself.  
Even simple neighbouring houses from this period 
exhibit a great range of individuality which, although 
often subtle, contributes to the overall visual and 
architectural richness which can be found.  One 
element common to many buildings is their use 
of locally sourced Wellingborough brick, often 
distinguished by a distinctive raised stripe.  

1.8
Summary of special interest

The special interest of the proposed enlarged 
Wellingborough Town Centre Conservation Area 
is derived from a number of positive qualities and 
characteristics that combine to make it a distinctive 
area containing both architectural and historic 
interest.  

Today, the town centre is surrounded by relatively 
recent (Victorian/Edwardian) inner suburbs with 
character of their own.  However, within the central 
area of Wellingborough the ancient origins of the 
town remain clearly evident in the irregular alignment 
of its meandering medieval street pattern.  At its 
heart is the oval pattern of roads that surrounds All 
Hallows Church and Market Place. 

The mostly tight arrangement of streets interconnect 
with one another and open up into distinctive and 
important focal spaces such as Broad Green, 
Gloucester Place and Market Street.  Broad Green 
to the north and the Swanspool area to the south 
are defi ning gateways into the heart of the town.  
Numerous narrow medieval lanes run back from 
the principal roads and are contrasting places of 
intimate quiet character, although the townscape 
is undermined in places through inappropriately 
designed development.  

Wellingborough’s important historic (listed) buildings 
generally occur in small groups around Broad Green, 
Croyland Abbey/Silver Street and Sheep Street/

London Road.  Between these areas they are mostly 
loosely arranged along the principal road frontages 
of the town.  

The visual contiguity of the town centre is maintained 
by its numerous other (unlisted) ‘Buildings of 
Townscape Merit’.  Many derive value from both their 
individual architectural qualities and their contribution 
to the character of the townscape of which they 
form a part.  Often individual in their style and 
appearance, common to most is their contribution 
to the tight urban grain associated with frequent 
plot divisions and modest scale and form.  The 
arrangement of many buildings on the back edge of 
the street creates a strong sense of enclosure and 
clearly defi ned spaces along the principal frontages.  
These buildings provide areas of continuity 
and are the glue which holds the townscape of 
Wellingborough together.  

Backland areas frequently have lesser qualities, 
including areas of weakly defi ned or visually poor 
townscape, but are generally contained between 
areas which display the positive characteristics 
described.  Others are historically signifi cant 
locations, such as the Market Place, but which 
in recent times have been degraded through 
inappropriate forms of development.  Elsewhere, the 
town’s shopping streets have a visually busy charm 
and rhythm of their own, refl ected in the rich detail 
and interest of the facades and skyline.  However, 
these positive qualities are undermined in places by 
poor shop fronts, signs and loss of details.
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Importantly, the social and industrial history of 
Wellingborough is also represented within the 
town centre. Once nationally important for the 
manufacture of boots and shoes, excellent examples 
of former factories can be found in Rock Street and 
Great Park Street, together with minor workshops 
and outbuildings that were a feature of the domestic 
aspect of this industry.  Streets of terraced housing, 
other associated buildings and related artefacts 
are an important, but currently fragile, aspect of the 
town’s more recent past and social history.  

Ironstone and Blisworth Limestone, are common 
to many Northamptonshire towns and villages, but 
is nonetheless important to the town’s character 
and appearance.  These distinctive materials are 
associated with many of Wellingborough’s best 
known landmarks, as well as lesser known buildings 
and walls.  The rich red/brown tones of the ironstone, 
often contrasted by bands of pale limestone, 
are a memorable aspect of the townscape.  The 
natural warmth of these materials is enhanced 
by the late evening light, in which the setting sun 
can cause ironstone buildings to appear to glow.  
These materials have the qualities of age and an 
appearance of permanence and solidity that root the 
town to its setting.  

The local distinctiveness of the town centre is 
partially infl uenced by its sloping topography, 
creating variation in views and glimpses from higher 
locations and exaggerating the sense of enclosure 
along some streets.  Trees in elevated locations 
also contribute to the wider townscape  and soften 

the skyline where they occur.  Individual trees, both 
street trees and those on private property, which are 
visible from the street, make a valuable contribution 
to the visual qualities of roads such as Oxford Street, 
London Road and elsewhere.  Where they occur 
collectively, such as Broad Green, London Road 
Cemetery and All Hallows Churchyard they are 
defi ning features of these spaces.  

Whilst the townscape of Wellingborough town 
centre has been weakened over previous decades 
through inappropriate forms of development, loss 
of historic fabric, or neglect, much of value remains 
and is suffi ciently cohesive to form a varied, rich 
and valuable heart to the town.  However, it is a 
dynamic place and is set to change further, with 
new development being planned for the town in 
the coming years.  This must be accommodated 
sensitively and with care, but proposed changes 
within the town centre also represent opportunities to 
enhance areas of poor townscape and public realm 
to the benefi t of the town centre as a whole.  

A fi ne elegantly proportioned town house with restrained ornamentation  

Local ironstone takes on a warm glow in the evening light
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02
Planning Policy Framework
Introduction

2.1 
Relationship with the Local Development 
Framework

The North Northamptonshire Local Development 
Framework provides the planning policy framework 
for the town centre. This has two interrelated 
components:

 - the Core Spatial Strategy and Town Centre Area 
Action Plan. (Key policies are summarised below).   
 - North Northamptonshire Core Spatial Strategy

The principal CSS policy of relevance comprises:

POLICY 14: GENERAL SUSTAINABLE 
DEVELOPMENT PRINCIPLES
In order to “raise standards” this includes the 
requirement that: “Development should:

h) Be of a high standard of design, architecture and 
landscaping, respects and enhances the character 
of its surroundings and is in accordance with the 
Environmental Character of the area;

i) Create a strong sense of place by strengthening 
the distinctive historic and cultural qualities and 
townscape of the towns and villages through its 
design, landscaping and use of public art;”
In order to “protect assets” this includes the 
requirement to:

o) “conserve and enhance the landscape 
character, historic landscape and biodiversity of the 

environment making reference to the Environmental 
Character Assessment”

Wellingborough Town Centre Area Action Plan
The Borough Council has prepared the 
Wellingborough Town Centre Area Action Plan 
(AAP) as part of the Joint Northamptonshire Local 
Development Framework. The AAP forms the 
spatial strategy for the regeneration of the town 
centre.  It provides the focus for improvements 
and coordination of development activity and 
investment, and identifi es key town centre areas for 
redevelopment.  

The AAP identifi es the conservation and 
enhancement of the town centre’s heritage and 
respect for its historic buildings, links and views as a 
specifi c objective (Objective 4).  

It acknowledges that in the coming years 
Wellingborough town centre will undergo signifi cant 
change, but also that the town’s areas of special 
townscape will need to be respected and maintained.  
To achieve this, future development will need to be 
accommodated within an existing historic context 
with care and sensitivity and be designed to make a 
positive contribution to the town centre as a whole.  
To support this objective, the AAP incorporates 
Policy WTC12 (Heritage) which identifi es seven  
criteria as set out opposite.  
 
Point (iv) of WTC12 identifi es the preparation of 
a characterisation study as part of a review of the 
existing Conservation Area. 

POLICY WTC12 – HERITAGE
The architectural and historic fabric of the town 
centre will be protected and enhanced
in relation to:

i. listed buildings and their settings;

ii. the opening up of new views of All Hallows 
Church identifi ed on the Proposals Map
as development of Site E2 will enable;

iii. buildings forming an integral part of the 
Wellingborough Town Centre Conservation
Area and its setting;

iv. preparation of a characterisation study as 
part of a Conservation Area appraisal
review process, in order to ensure that proposals  
are informed by a sound appreciation
of the town centre’s distinct characteristics to be 
conserved and enhanced;

v. the retention and, where appropriate, re-use 
of  buildings of local townscape merit outside 
Wellingborough Town Centre Conservation 
Area which contribute either individually and/
or through their group value to the special 
character of the town centre.

vi. the historic street pattern and morphology 
(the grain, scale and compactness of the
centre); and

vii. the investigation and analysis of 
archaeological remains.
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Regional 
The Regional Spatial Strategy for the East Midlands 
(RSS8), published by the East Midlands Regional 
Assembly sets out the long term spatial vision for the 
region towards 2031. 

Policy 1 establishes the ‘Regional Core Objectives.’ 
The following three of these are of most relevance to 
the CAA:
 
2. to protect and where possible enhance the quality 
of the environment in urban and rural areas so as to
make them safe and attractive places to live and 
work;

6. to achieve effective protection of the environment 
by avoiding signifi cant harm and securing adequate
mitigation where appropriate, and to promote the 
conservation, enhancement, sensitive use and 
management of the region’s natural and cultural 
assets;

10. to promote good design in development so as to 
achieve high environmental standards and optimum 
social benefi ts.

Policy 27 provides further requirements relating to 
‘Protecting and Enhancing the Region’s Natural and 
Cultural Assets’ and states:

“Sustainable development should ensure 
the protection, appropriate management and 
enhancement of the region’s natural and cultural 
assets.”  ‘ Cultural assets’ are taken to mean “listed 
buildings, Conservation Areas, historic parks and 
gardens, registered battlefi elds, Scheduled Ancient 
Monuments and archaeological sites of international, 
regional or local importance.”

Paragraph 5.5.5 provides supporting text to this 
policy and confi rms that “a Conservation Area 
appraisal will be undertaken to determine whether 
the existing Town Centre Conservation Area 
adequately covers the centre’s buildings and spaces 
of conservation interest.” 

Policy WTC12 and its supporting text therefore forms 
the basis for preparation of this CAA.
  
Five Development Opportunity Areas have been 
identifi ed in the AAP for redevelopment, with 
the focus on their potential to deliver the Plan’s 
objectives.  It is intended that this CAA will 
complement and support the AAP and help inform 
future development proposals within or adjacent to 
those parts of the town identifi ed as having special 
qualities, to ensure they are positively integrated into 
the existing fabric of the town.  

2.2 
Other planning policy context

National
Conservation Areas are designated by local 
authorities under a requirement of section 69 of the 
Planning (Listed Building and Conservation Areas) 
Act 1990, to: 

“determine which parts of their area are areas of 
special architectural or historic interest the character 
or appearance of which it is desirable to preserve or 
enhance”.  

Planning Policy Guidance, Planning and the Historic 
Environment (PPG15, 1994) provides detailed 
guidance on the designation of Conservation Areas.  
In particular it emphasises that they are designated 
to cover areas of particular townscape interest, 
stating that: 

“It is the quality and interest of areas, rather than 
that of individual buildings, which is the prime 
consideration in identifying Conservation Areas”.  

Our experience of the historic environment is not 
just dependent on the quality of individual buildings, 
but on a multitude of townscape factors, such as 
the historic layout, property boundaries, range of 
uses, distinctive materials and features, the scaling 
and detailing of buildings, the quality of shop fronts 
and advertisements, the nature and quality of the 
streets and spaces between the buildings and so on.  
Conservation Areas are a means of recognising the 
value of these factors in areas that are considered 
‘special’, so that townscape in its broadest sense 
as well as individual buildings can be afforded a 
measure of protection.  
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