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5.7.1
General description and comment

The Upper High Street is essentially 
an area of transitional character 
extending from the edge of the active, 
higher density retail area to the edge 
of relatively leafy Victorian suburbia 
around Broad Green.  The principal 
common feature of this area is the 
High Street itself and the relationship 
between the spaces along the road 
and the local topography. 

Wellingborough town centre is 
situated on a south-facing slope, 
and the Upper High Street Character 
Area is situated on higher ground 
above the town centre.  Normally 
the general density of development 
prevents wider views, but the long 
downhill slope of the High Street 
allows a distinctive linear view down 
the hill towards the town centre and to 
countryside beyond. 

The road alignment is part of the 
medieval road pattern which gradually 
broadens out as it climbs the hill 
towards the large open space at 
Broad Green.  Smaller open spaces 
are situated immediately to east and 
west of Broad Green at Springhill and 
Buckwell Green. 

Southern end of the High Street Looking south down High Street from Broad Green
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in size from modest 2 storey cottages 
to 3.5 storey town houses, a notable 
feature of the older stone houses is a 
rather tall, plain formal frontage with 
minimal embellishments.  The effect 
is almost austere, but is relieved by 
the warmth of the stone and fi ne 
proportions, especially of windows.

Although the older buildings, many of 
which are listed, do much to defi ne 
the character of the area, there is 
also a wide range of other building 
types.  These generally maintain 
the traditional grain and scale of the 
historic town, and although of lesser 
architectural and historic merit, it 
should be noted that they are of real 
importance in providing a context and 
setting for the listed buildings.  

Buildings form a strong frontage in 
views along the road, but when studied 
in more detail it is apparent that there 
are gaps and some inappropriate 
features.  Most obvious is a relatively 
recently built car showroom that faces 
onto Broad Green that is out of place 
in this otherwise historic setting.  Some 
large advertising hoardings are also an 
inappropriate feature of this locality.

Looking down the hill from Broad 
Green, the road narrows as it 
descends towards the town centre. 
Buildings of a variety of ages face 
directly onto the road to create a 
well-defi ned frontage that is generally 
traditional in character.  Roofs and 
the skyline are important in this view, 
but trees are not a particular feature, 
except in the distance. 

In contrast, looking up the hill towards 
Broad Green, the view is focussed 
on the war memorial prominently 
situated on the centre line of the road 
and backed by mature trees on Broad 
Green itself.  

In the lower part of the High Street 
much of the road front consists of 
ground fl oor retail uses, but these tend 
to diminish up the hill away from the 
town centre.  Other uses are found 
along the road including several pub/
bar/club uses, a church, offi ces, a hotel 
and a car showroom.  Otherwise the 
road becomes increasingly residential 
in character. 

There are many fi ne and historic 
buildings along the upper High Street, 
often constructed in distinctive local 
ironstone.  Although buildings range 

Looking north up High Street (United Reformed Church on right) 

No. 2 St. John’s Street.  A formal facade in ironstone Car showrooms and garage at Broad Green
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5.7.2 Buildings

Listed Buildings 

No. 21, High Street. (Grade II)• 
Mid 18th century brick building with stone quoins, 
now painted.  Five window range, now three with 
casements in original openings under fl at arch heads 
with keyblocks.  Timber windows.

No. 29, High Street. (Grade II)• 
3 storey house, reputedly 1706 but mainly late 
18th century.  Red brick to front with limestone and 
ironstone rear with slate roof.  Central door with 
arched fanlight and fl at hood.  19th century sash 
windows. 

Nos. 30 and 30A, High Street. (Grade II)• 
Late 18th century 3 storey house with 2 storey 
cottage attached.  Squared coursed limestone with 
formal 3 window range.

United Reformed Church, High Street. • 
      (Grade II*)
Formerly Congregational Church circa 1875.  
Rusticated stone with ashlar dressings.  2 storey 
gabled porch.  Slate roof.  Walls gate piers and steps 
also listed separately.

Queens Hall, formerly public library. (Grade II)• 
Single storey, two halls, one larger with vestibules 
and ancillary rooms.  Datestone 1887.  Main front 
of squared ironstone with ashlar dressings.  Large 
stone mullion windows.  Slate roof.

Nos. 38–45, Broad Green. (Grade II)• 
A terrace of mostly 18th century houses including a 
shop.  Mostly in squared coursed ironstone, but also 
rendered brick at south end.  Mostly sash windows 
and some doors with moulded wood surrounds.

Nos. 62 – 65, Broad Green and                           • 
1 – 2 St John’s Street. (Grade II)

A fi ne range of 18th century houses notable for their 
course ironstone fronts and white painted windows.  
Mostly sash windows and one bay window.  Mostly 
slate roofs and brick chimneystacks.

No. 21 High Street Nos. 29, 30 and 30 A High Street 

United Reformed Church, High Street Queens Hall, High Street 

Nos. 38-45 Broad Green Nos. 62-65 Broad Green and 1-2 St. John’s Street
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Nos. 2–3, Broad Green. (Grade II)• 
3 storey 18th century house with formally arranged 
front and central door.  Two window range of sashes.  
Slate roof  with brick stacks. Small 18th century barn 
attached to left.

No. 7, Broad Green.  (Grade II)• 
Early 19th century house, now a club.  Three storeys 
with 2 window range.  Tripartite sashes at fi rst fl oor. 
Coursed limestone and ironstone.

War memorial. (Grade II)• 
Early 20th century in limestone ashlar.  Tall 
rectangular monument with fl at pilasters at corners.  
Semi-circular wall behind with inscribed tablets. 
(Adjacent lamp standards also listed).

No. 26, Broad Green. (Grade II)• 
2 storey house, reputedly 1648 but mainly mid 18th 
century.  Regular coursed limestone and ironstone.  
Mostly casement windows.  Plain tile roof.

Hatton House, Broad Green. (Grade II)• 
3 storey, late 18th century town house.  Ironstone 
ashlar with slate roof.  5 window range.  Central fi rst 
and second fl oor windows have arched heads.

No. 37, Broad Green. (Grade II)• 
3 storey late 18th century house in squared, coursed 
ironstone.  Slate roof.  Attached to Hatton House.

Hatton Hall, Broad Green. (Grade II)• 
2 storey house, now a façade to 20th century fl ats.  
Limestone ashlar.  6 window range of stone mullion 
windows.  (Wall and gate piers listed separately)

Nos. 2-3 Broad Green (Old Bakery) No 7 Broad Green

War memorial, Broad Green No. 26 Broad Green

No. 37 and Hatton House, Broad Green Hatton Hall, Broad Green
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No. 27, Manor House, Broad Green. (Grade II)• 
2 storey 17th century house in ironstone ashlar with 
plain tile roof.  Dormer windows.  Casement windows 
and central door with fanlight.  Tall 19th century 
octagonal brick stacks.

Barns, Buckwell Green. (Grade II)• 
Two 18th century barns in coursed ironstone and 
limestone.  Roofs now of concrete tile and asbestos.

No. 4, Westfi eld Road• 
Farmhouse, now house.  Coursed ironstone and 
concrete tile roof.  Three storeys with 3 window 
range of 19th century sashes, under wood lintels.  
Door to right of centre is fl anked by 19th century 
wood bays.  Gable parapets with ashlar kneelers.  
Ironstone wall in front.

Barn at Palmer Court, Hatton Avenue• 
Barn, now warden’s fl at and communal facilities.  
Datestone 1783.  Regular coursed ironstone and 
limestone.  T-shaped plan.  Carriage arch in gable.

Manor House, Broad Green Manor House, Broad Green

Barns at Buckwell Green

No. 4 Westfi eld Road (Listed barn to right) Barn at Palmer Court, Hatton Avenue (former coach house to Hatton Hall)
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Nos. 1 – 1a, Broad Green.• 
A pair of 19th century mirrored 2 storey red brick 
cottages.  Arches over recessed doors, arched 
windows with brick mouldings and keyblocks.  Brick 
stacks and slate roof. uPVC windows and doors. 

No. 4, Broad Green.• 
3 storey, narrow fronted house with chequered red 
brick front at second and third fl oor levels.  Ground 
fl oor rendered. Original sash window at top. Other 
windows replaced. Included for group value.

Nos. 8, 9 & 11, Broad Green• 
No. 8 is part of hotel with gable facing Broad Green.  
Ground fl oor in coursed ironstone with bay window to 
right.  Rendered and painted at fi rst fl oor with shiplap 
timber above under gable.  Tile roof.  Included for 
group value.
Nos. 9 & 11.  Pair of buildings attached and part 
of hotel.  To left, No. 9 is three storey 18th century 
building, rendered.  Range of 2 windows now 
replaced with uPVC.  Concrete tile roof with brick 
stack to left.  To right, No. 11 is two storey red brick 
with face rendered and painted.  Central door, 
replaced, with pair of windows each side, now uPVC.  
Tile roof, stack to right.

Nos. 12, 14 & 15, Broad Green.• 
A terrace of 2 storey 18th or 19th century buildings 
facing onto Broad Green.  Red brick with painted 
fronts.  Shop on end with door on canted corner with 
Rock Street.  Range of 8 windows at fi rst fl oor, 2 
blocks, with surrounds, all now uPVC.  

No. 48, Broad Green.• 
Simple, small 2 storey cottage in coursed ironstone 
together with ironstone wall.  Casement windows 
and slate roof.  Attached to The Queens Head pub.  

Nos. 1-1a Broad Green No. 4 Broad Green (centre)

Nos. 8, 9 & 11 Broad Green

Nos. 12, 14 & 15 Broad Green No. 48 Broad Green

Buildings of Townscape Merit
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 No. 49, The Queens Head pub, Broad Green.• 
Ornate 2 storey public house with prominent dormers 
in roof.  Well defi ned classical mouldings including 
fl at surrounds and pediments over doors and 
windows.  Bay window at ground fl oor.  Original sash 
windows.  Slate roof.
Also red brick two storey barn behind with Roman 
tile roof. 

No. 3, St John’s Street• 
Two storey 18th century cottage in coursed ironstone 
and limestone.  Shops at ground fl oor with tripartite 
window to right.  Range of 3 large windows above, 
replaced, suggest possible boot and shoe workshop.  
Attached to No. 2 to left with red brick lean-to to 
right.  Two storey red brick cottage behind included 
for group value.

No. 21a, High Street• 
Red brick barn attached to Nos. 21 and 22.  Range 
of 3 casement windows at fi rst fl oor.  Roman tile roof 
with 2 brick stacks.  The English Heritage Summary 
Report, The Northamptonshire Boot and Shoe 
Industry, identifi es this building as an example of an 
older building adapted for use as a boot and shoe 
workshop.

No. 22, High Street.• 
3 storey 18th century house similar to others in the 
locality but two window range and front door offset 
to side.  String courses and bay windows inserted 
at fi rst fl oor level.  Painted front and uPVC windows 
throughout.  Chimney pots removed.  Nonetheless 
it still contributes positively to the overall frontage, 
massing, composition etc. of the High Street.

Shed behind No. 49 Broad Green

No. 3 St John’s Street

No. 22 High Street

No. 3 St John’s Street

No. 49 Broad Green, The Queens Head public house

No. 21a High Street
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Nos. 10-14 High Street

No.2 Debdale Road

No. 2 Westfi eld Road

Nos. 23-28 High Street

No. 23- 28, High Street• 
A terrace of small two storey shops.  Brick, now 
painted.  Ground fl oor fronts mostly altered.  1 
or 2 windows at fi rst fl oor with some lintels and 
keystones.  Mostly slate roofs.  Included for group 
value forming part of High Street frontage.

Nos. 10-14, High Street• 
A pair of three storey 19th century buildings, joined.  
No. 10 red brick with door on canted corner.  Ground 
fl oor front altered.  Range of 5 sash windows with 
painted stone lintels at fi rst and second fl oors.  Slate 
roof and brick stacks.
Nos. 13 &14 yellow brick.  
Ground fl oor fronts altered.  Range of 4 sash 
windows with stone lintels at fi rst and second fl oors,  
Concrete tile roof, chimney pots absent.

No. 2, Debdale Road.• 
Works including a large building, part brick and 
part ironstone and adjoining single storey building, 
now converted to offi ces.  Corner defi ned by wall of 
coursed ironstone and limestone.  Boarded windows 
indicate site of an additional building.  

Nos. 2 – 4, Harrowden Road.• 
Two storey  houses set behind brick walls and well-
planted front gardens.  No. 2 painted brick, No. 3 
yellow brick and No. 4 red brick.  Slate roofs except 
No. 2 with concrete tiles.  Included for group value 
fronting green opposite. 

No. 2 Westfi eld Road • 
A small 19th century cottage with a range of 2 
casement windows on each fl oor.  Steps off street 
to front door.  Slate roof with brick stacks.  Red brick 
extension to left with slate roof and brick stack.

Nos. 2-4 Harrowden Road
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Barn at No. 4, Westfi eld Road• 
Small barn in former farmyard behind No. 4, 
Westfi eld Road.  Stone construction. (Not illustrated)
  

Nos. 1 & 2, Westfi eld Road• 
Two semi-detached red brick 19th century cottages.  
Saw tooth brick detail under eave with central stack.

No. 5, Westfi eld Road• 
A two storey red brick house.  Central door with 
canopy.  3 window range above, now uPVC.

No. 6, Westfi eld Road• 
A two storey cottage, painted, with gable facing road 
with extension.  20th century bay window at ground 
fl oor, casements above.  Roman tile roof with stacks.

No. 2, Dun Cow Inn, Gold Street• 
A two storey 19th century public house overlooking 
the green opposite.  Painted brick with some 
detailing including arched door canopy, an arched 
window with moulding and an elaborate bay window 
above.  Original windows, but some loss of some 
detail.
 

Nos. 1, Harrowden Road• 
A Victorian two storey red brick house.  Central front 
door with canted bay to right.  3 sash windows at fi rst 
fl oor.  Saw tooth brick course under eave.  Slate roof 
and stacks. Retains original sash windows and slate 
roof.  This and other adjacent buildings are important 
in defi ning the green space opposite.

Nos. 1-3, Gold Street• 
Two storey  19th century works of red brick with half 
basement to front.  Fronting onto green, a main door 
above steps with large window above.  A range of 5 
other windows at fi rst fl oor.  Extension to rear, also 
in red brick with range of 8 windows at fi rst fl oor.  
Concrete tile roof.  

Nos. 1 & 2 Westfi eld Road

No. 2 The Dun Cow Inn, Gold Street 

No. 1, Harrowden Road and Nos. 1-3, Gold Street

No. 6 Westfi eld Road  

No. 5 Westfi eld Road
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Detracting buildings and features

The Upper High Street Character Area is generally 
contiguous in character, and there are relatively few 
detracting features.  Apart from the general loss 
of original features on buildings themselves, the 
principal detracting features are as follows:

Nos. 2 – 12, Orchard Terrace, High Street.• 
This large 3 storey building features prominently in 
the view south down the High Street.  Although the 
building is appropriate, if unremarkable, the removal 
of all chimneystacks and the construction of fi ve 
inappropriately large dormers spoils the proportion of 
the building and detracts from the skyline.

Nos. 31 – 32, High Street.• 
A particularly bland and inappropriate extension 
to the distinctive arched façade adjacent.  This 
extension features prominently in views south down 
the High Street.  Windows are uPVC without glazing 
bars and the bright blue vertically boarded shop front 
is also unfortunate.

Nos. 56 – 61,car showroom, Broad Green.• 
Two grey steel-panelled car showrooms/garage 
area intrude onto the traditional townscape of 
Broad Green and the upper High Street.  Although 
the height of the buildings is in keeping, most 
other features of the development deviate from 
the character of the street, including the large plot, 
materials, and the extensive use of plate glass.  
Signage generally, including fl ags, also detracts from 
the character of the area. 

Advertisement hoardings.• 
Three large advertisement hoardings at the junctions 
of St John’s Street and Jackson’s Lane apparently 
on sites of past demolitions.  Their considerable size, 
and the often bright and eye-catching advertisements 
are particularly damaging to the scale and general 
character of the townscape, particularly where they 
intrude on this most important view on the approach 
to the town centre.

Nos. 2-12, Orchard Terrace, High Street

Nos. 31-32 High Street

Nos. 56-61, car showroom/garage, Broad Green

Nos. 2-12, Orchard Terrace, High Street

Nos. 31-32 High Street

Advertisement hoardings, High Street 
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5.7.3  Local details

Buildings
Several large 18th century houses with formally 
arranged fronts, but with simple if fi ne detailing, 
particularly windows, are a feature of this area.  
Local ironstone and limestone are also much in 
evidence.  There are some fi ne examples, but also 
others that have suffered detrimental change and 
consequent loss of quality and character.
Otherwise many typical Victorian/Edwardian details 
are to be found, and the rhythm of classically 
proportioned, originally sash, windows along facades 
is a feature.  Many original windows have now been 
removed which undermines the proportion and 
detailing of facades.  Slate and tile roofs are also a 
feature, as are red brick chimneystacks. 

Surfaces
Surfaces in this area are unremarkable, being almost 
exclusively tarmacadam for both road surfaces and 
pavements.  Concrete kerbs predominate.  Orange 
brick paviors, that are widespread in the heart of the 
town, only extend into the southernmost part of this 
Character Area.

5.7.4  Green space and vegetation

The High Street south of the war memorial at Broad 
Green is almost wholly lacking in vegetation.  This 
contrasts successfully with the well planted area 
of the green itself and the generally leafy qualities 
of the residential area beyond and along Westfi eld 
Road, Harrowden Road and Gold Street.

Formal front, slate roofs, brick chimneystacks, classically proportioned windows, local stone

Courtyard entrance, Broad Green Extensive tarmac surface, Broad Green

Trees on Broad Green     Leafy setting, Broad Green
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5.7.5  Heritage asset

The High Street is part of the medieval street pattern 
of Wellingborough, and Broad Green is likely to be 
an interesting survival of the manorial system.

This part of the town has a relatively high 
concentration of listed buildings and most other 
buildings are generally contiguous in character with 
them, in terms of plot size, building mass, scale, 
materials, roof form and the like.  These other 
buildings therefore provide an appropriate setting 
for the listed buildings and indeed an historic setting 
at the northern ‘gateway’ to the town centre.   An 
important element of this sense of arrival is the view 
down the High Street towards the town centre.

A contiguous but varied rhythm of traditional buildings forms, High Street

Framed view up High Street, well defi ned frontage punctuated by trees 

Broad Green, traditional buildings facing onto green spaces 
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5.7.6 SWOT analysis

Historic nature of the area including many • 
listed buildings

Contiguous and traditional streetscene • 
including plot sizes, building heights etc. and 
relative lack of damaging features

Contiguous traditional townscape character • 
connection between suburban areas and town 
centre

Well defi ned building frontage, containing and • 
defi ning the road and greens

The view up and down the High Street• 

Appropriate progressive change in character • 
towards the town centre

Attractive leafy character of the Broad Green • 
area and contrast with the treeless High Street

Retail element adds diversity and individuality • 
to town centre ‘offer’

Strengths

Some intrusive features, although limited in • 
degree

Loss of building details including doors, • 
windows (in particular), shop fronts, chimneys 
etc. that can signifi cantly undermine the 
character and quality of the area

Shop fronts generally including windows, • 
signage, scale, colours etc., such as they exist 
in this area.

Poor quality and indifferent street lighting• 

Weaknesses
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Control and conservation of buildings, • 
especially details and Buildings of Townscape 
Merit that are not currently subject to listed 
building level of control

Potentially, the reinstatement of missing period • 
details on buildings

Hard landscape improvements, especially the • 
replacement of tarmac pavements

Removal of inappropriate elements including • 
advertisement hoardings

Shop front improvements• 

Improvements to street lighting• 

Opportunities

Loss of traditional grain of plots, scale • 
and frontages through inappropriate 
redevelopment

Loss of historic and traditional buildings that • 
could further weaken the contiguity of these 
essentially traditional streets

Further loss of detailing from traditional • 
buildings including windows, chimneys etc.

Further loss of traditional shop front quality • 
and traditional details

Closure of edge-of-town-centre shops and • 
also public houses in Broad Green area

Threats
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05
Character area and building evaluation
5.8 Mixed use edge of town centre areas

Alma Street.  Typical edge-of-town-centre mixed uses

5.8.1
General description and comment

The Mixed use edge of town centre 
Character Area extends in several 
isolated pockets to the north, west 
and east of the historic core and 
retail area.  This character area 
type consists of relatively small-
scale mixed-use development, 
predominantly residential but with a 
range of other uses mixed in, and it 
is a type that is common to peripheral 
areas around many historic town 
centres.  In Wellingborough, the area 
contains some historic buildings, 
although progressive redevelopment 
over the years means that it is now 
substantially defi ned by Victorian 
architecture, but with all subsequent 
periods also represented.  Elements 
of the medieval street pattern 
are apparent in the organic and 
meandering nature of some roads, 
such as Buckwell End and West 
Street, but most others are more 
formal and orthogonal in arrangement, 
including later Victorian streets such 
as Midland Road.

In the past, this Character Area 
would have been more extensive 
and contiguous around the 
town centre, but in the post-war 

Victorian development - Midland Road

Meandering medieval street - West Street

Demolition resulting in the fragmentation of the 
townscape - West Street
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Recent redevelopment, Great Park StreetFormer boot and shoe factory, Great Park Street

Street frontage defi ned by two storey houses with the corners accentuated by a pub, Midland Road

period it has become considerably 
fragmented, principally as a result 
of demolitions and redevelopment.  
Road  ‘improvements’ and the demand 
for large parking areas to serve the 
town centre have also introduced 
some signifi cant changes, generally 
in the creation of large voids.  Where 
redevelopment has occurred, it 
has often departed from the more 
traditional layout, scale and materials 
of the locality.  These changes have 
resulted in the fragmentation of the 
fi ne grain and quite intimate qualities 
that typify the Mixed use edge of town 
centre Character Area through the 
introduction of what is classifi ed here 
as the Large Scale Developments and 
Sites Character Area.

The more traditional mixed use edge of 
town centre area consists substantially 
of two storey residential development 
of moderate density with fronts situated 
either directly onto pavements or set 
back behind a narrow front garden.  
Pubs and shops are often situated on 
corners.

A feature of former boot and shoe 
manufacturing towns, including 
Wellingborough, is the close 
association of works buildings to 
adjacent residential development.  

With the decline of the industry, 
many works buildings have been 
demolished, and there are others 
situated outside the town centre area.  
However some do still exist, as in Rock 
Street and Great Park Street, and 
these buildings do much to defi ne and 
strengthen the street frontage.

In some instances where 
redevelopment has taken place a 
commendable effort has been made 
to maintain basic principles of scale, 
massing and architectural style 
and frontage.  However in these 
instances the result is often bland 
and lacking in individual character, 
that contributes little to any sense of 
local distinctiveness.  Much of this 
is due to poor attention to detail and 
there are few instances where recent 
development comes close to equalling 
the richness and quality of earlier 
developments.

Despite these issues, the Mixed use 
edge of town centre Character Area 
contains a number of Listed Buildings 
and many Buildings of Townscape 
Merit.  Although of all the Character 
Areas it is the one subject to the 
greatest change, it nonetheless has an 
important role in defi ning the setting 
and context of the town centre.  
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5.8.2
Buildings

Listed Buildings

Society of Friends Meeting House, St John’s • 
Street (Grade II)
Ironstone ashlar, single storey building with slate 
roof dated 1819.  4 arched windows with intersecting 
glazing bars.  19th century porch with plain pediment 
and columns.  Set back from road behind an 
attractive landscape burial ground with two mature 
pine trees.

Leighton Coach House, High Street (Grade II)• 
Probably late 18th century coachouse.  Brick 
façade with limestone and ironstone gable and 
back elevation.  Front elevation has central carriage 
entrance with moulded stone arch fl anked by 
panelled pilasters.  Moulded stone crest on tablet 
above keystone on arch.  Slate roof recently 
reinstated.

Former Methodist chapel and No. 29, West • 
Street (Grade II),now a dwelling.  Chequered red 
and black brick on an ironstone plinth under a 
hipped slate roof.  Ranges of 19th century casement 
windows with keystones.  Datestone 1734 and 1791.  
Also, No. 29, 3 storey red brick house attached.

Sterling House, No. 18, Oxford Street  • 
 (Grade II)
Early three storey 19th century house, now offi ces.  
Red brick with slate roof.  5 windows have Venetian 
style tripartite sashes, 3 with intersecting glazing 
bars.  Large late 19th century bay extension to left.

Sterling House, No. 18 Oxford Street

Society of Friends Meeting House, St John’s Street Leighton Coach House, High Street (front)

Leighton Coach House, High Street (rear)

No. 29 West Street and Methodist chapel (looking north)

Methodist chapel and No. 29 West Street (looking south)
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Nos. 39 and 40, Oxford Street    (Grade II)• 
Two storey terrace of early 19th century houses.  
Stucco and rendered brick with slate roofs.  Doors 
with trellis porches and bay windows. 

No. 48, Westlands, Oxford Street   (Grade II)• 
Three storey early 19th century house of coursed 
ironstone and limestone with red brick façade.  3 
window range with central door with late 19th century 
porch fl anked by canted window bays.  

No. 60, West End House, Oxford Street  • 
 (Grade II*)    
Early and mid-18th century house, now offi ces.  
2 storeys with attic dormers.  Regular coursed 
ironstone with 5 window range.  Steps up to central 
double door fl anked by white Doric columns.
Red brick outbuilding to rear.  Range of large 
windows at fi rst fl oor suggest connection to boot and 
shoe industry.

Regent House, Nos. 61 and 62, Oxford Street • 
 (Grade II)
Two early 18th and early 19th century three storey 
houses behind a formal painted stucco façade.  6 
window ranges with a pair of central doors fl anked by 
Doric columns with cornice and architrave.  

Church of All Saints, Midland Road   (Grade II)• 
Church dated 1867-8.  Rusticated and banded 
limestone and ironstone with slate roof.  Aisled nave, 
chancel with apse and north and west porches.  

Walls, Salem Lane  (Grade II)• 
Walls, gate piers, steps and attached gates 
associated with United Reformed Church.  Coursed 
ironstone with limestone caps and piers.  Also 
high coursed limestone and ironstone wall along 
boundary of No. 30, High Street.

Westlands, No. 48 Oxford Street West End House, No. 60 Oxford Street

Regent House, Nos. 61 & 62 Oxford Street

Church of All Saints, Midland Road Walls, Salem Lane

Building at rear of No 60 Oxford Street
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Buildings of Townscape Merit

Rock Street is of special interest because it 
represents an almost complete example of a late 
Victorian street developed as part of the boot and 
shoe industry related expansion of the town.  Once 
typical of its type, the road demonstrates well the 
close relationship between the factory and housing, 
as well as a school and corner shop.  It therefore 
has value  as a record of the employment and social 
history of Wellingborough.

No. 21, Rock Street• 
Former leather-dressing works of JC Coldicott 
c1880 and has been identifi ed as the earliest 
known surviving leather-dressing works in 
Northamptonshire.  Plain four-storey front of red brick 
with range of 15 original cast-iron frame windows on 
fi rst to third fl oors.  Ground fl oor façade altered to 
create large doors.  Single-storey early 20th century 
extension to north. (Comprehensive nature of 
industrial, residential and educational development 
of additional interest)

Former school, Rock Street• 
Late 19th century school.  Single storey in red brick 
but now painted.  Lancet windows, some blocked.  
Slate roof with decorated barge boards.

Nos. 1 &2, 3&4, 5-13, 22-24 Rock Street and • 
4-6, Short Lane
A variety of semi-detached and terraced workers 
houses in red brick.  Two and three storeys, 
generally typical of their kind with a number of 
variations, such as arches over front doors.  Some 
stone detailing including lintels and string courses.  
Original sash windows now replaced with uPVC and 
roofs often replaced with concrete tiles.  Low brick 
walls along back of pavement generally survive.

No. 21 Rock Street Former school, Rock Street

Rock Street looking east.  Nos. 8-13 on left, Nos. 3&4 on right Looking west.  School and Nos. 3&4 on left, Nos. 4-6 Short Lane at end

Nos. 5-9 Rock Street Nos. 22-24 Rock Street
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No. 15, Buckwell End• 
Two storey 19th century house rendered and 
painted.  Some tripartite sash windows, others 
replaced with uPVC.  Extension to rear and lean-to.  
Slate roof and brick stacks.  Prominent from Bassetts 
Park.  Front wall of ironstone and limestone capped 
with Roman tiles.

Nos. 2-4, Short lane and No. 77, West Street• 
A terrace of 3 buildings.  No,77 on corner, rendered 
and painted.  Raised string course, quoins and dog 
tooth detail under eaves.  Windows replaced with 
uPVC.  Concrete tile roof and brick stack.
No. 2 a red brick cottage.  Door to right and tripartite 
sash window.  2 casement windows at fi rst fl oor.  
Concrete tile roof and brick stack.
Nos. 3-4.  Three storey red brick 19th century 
building.  Rendered at ground fl oor.  Windows 
replaced with uPVC.  Brick stack.
Buildings included for group value.

No. 41, Salvation Army Hall, Havelock Street• 
Single storey red brick hall set back with gable facing 
road.  Arched heads to central door and windows 
and decorated string courses.  Datestone 1874.

No. 15 Buckwell End from road No. 15 Buckwell End from Bassetts Close

Nos. 2-4 Short Lane and No. 77 West Street Salvation Army hall, Havelock Street
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No. 32a, Havelock Street• 
19th century corner shop with original front.  
Windows facing onto St John’s Street and Herriotts 
Lane with door between on canted corner.  Shallow 
oriel window on St John’s Street elevation.  
Datestone 1890.

Nos. 7-9, Moffatt Terrace• 
Terrace of three 19th century cottages in coursed 
ironstone.  Two storeys with a range of 3 casement 
windows with fl at arches on the ground fl oor and 3 
oriel windows above. 

Church hall, off Moffatt Terrace.• 
Single storey red brick hall with arched casement 
windows alternating with shallow fl at brick pilasters.  
Slate roof.  Datestone in gable arch ‘Baptist Meeting 
1808’ probably from earlier building.

No. 17 & 18, Havelock Street• 
A pair of two storey, red brick, 19th century houses 
with tunnel-back extensions to rear.  No. 17 with 
timber bay window, front door with tiled canopy and 
tripartite sash window at ground fl oor.  At fi rst fl oor 
a range of 4 sash windows with polychromatic brick 
arched heads.  Slate roof and stack.
No. 18 with 2 ground fl oor bay windows, one canted 
and castellated.  Range of 3 windows at fi rst fl oor, 
all uPVC.  Concrete tile roof and 2 brick stacks.  Low 
brick walls to front of both.

Nos. 25-42 Park Road• 
A terrace of two storey red brick houses, all with 
variations.  Canted timber bay windows a feature.  
Doors to side with stone mouldings or brick arches.  
2 prominent gables, decorated,  and many original 
sash windows survive.  Flat dormer in roofs of slate 
or concrete tile.  Brick stacks.

Nos 17 - 18 Havelock Street

Nos. 32-42 Park Road

No. 32a Havelock Street Nos. 7-9 Moffatt Terrace

Church hall, off Moffatt Terrace

Nos. 26-42 Park Road
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Nos. 1 – 29a incl. No, 13 Park Road and No. 14, • 
Havelock Street (on corner)
One side of a residential street.  19th century terrace 
of red brick and rendered cottages.  A variety of 
bay windows and some dormers.  Terrace broken 
by entrance to works and mid-late 20th century 
alteration.  Included for group value.  No. 13 is a 
plain detached house in yellow brick.

Tabernacle Baptist Church, Great Park Street• 
19th century church with basement level.  Red brick 
except for south wall in yellow brick.  Side walls 
with a range of 4 tall windows with rounded heads.  
Entrance porch with circular windows including 
moulded door surrounds in pink stone.

No. 20, Herriotts Lane and No.1, Great Park • 
Street
Two storey corner shop with adjoining cottages.  Red 
brick with shop on corner with original window.  Door 
on chamfered angle with 1904 datestone and clock 
above,  Painted stone windows and sills, but most 
windows replaced.  Slate roof with brick stacks.

No. 2, Great Park Street• 
A two storey 19th century terraced house notable 
for its chequered red brick front.  Central door with 
painted surround.  Range of 2 windows, now uPVC, 
at each fl oor.  Slate roof and stacks.

Former factory, Great Park Street• 
Three storey 19th century factory, probably 
associated with the boot and shoe industry.  Range 
of 11 cast-iron windows but with oriel window at 
east end of fi rst fl oor, with vehicular entrance below.  
Band of yellow bricks at fi rst fl oor extending over 
arched windows.  Shallow columns with yellow brick 
capitals

Nos. 1-19, Park Road Nos. 19-29a Park Road and No. 14, Havelock Street (on corner)

Tabernacle Baptist Church, Great Park Street No. 20, Herriotts Lane and No. 1 Great Park Street

Former factory, Great Park StreetNo.2 Great Park Street (centre)
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Nos. 22 & 23, Herriotts Lane and Nos. 2,4,6 & 8, • 
Great Park Street
Corner terrace of two storey coursed ironstone 
cottages with corner shop.  Ground fl oor cottages 
have pairs of round topped windows faced with 
yellow brick.  First fl oor windows in range of individual 
gables.  Corner shop has yellow brick chamfered 
corner with double doors under arch.  Slate roof and 
polychromatic brick stacks.

The Fiddlers Elbow, public house on corner of • 
Church Street and Herriotts Lane
Two storey public house, rendered, with projecting 
gable with steps rising to arched doorway below.  
Some original casement windows at fi rst fl oor but 
replaced at ground fl oor.  Slate roof with brick stacks.

The Gloucester, public house, Church Street• 
Two storey brick building painted white.  Stepped 
range of casement windows with shallow arched 
heads.  Plain brick parapet above.  Slate roof with 
brick stack.

Nos. 1 – 7, Park Road• 
Former cinema with slate roof surmounted by a 
ventilator.  Park Road and Church Street frontages 
faced by a two storey addition in orange/red brick.   
Chamfered corner with main entrance beneath large 
arch with limestone surround and large casement 
window above.  Casement windows at fi rst fl oor level 
with limestone surrounds.  Brick parapet above.

Nos. 2-8, Park Road• 
A terrace of 19th century shops.  No. 2 of three 
storeys, painted white. Part original shop window.  
In centre, 2 prominent gables, half timbered above 
red brick fi rst fl oor with stone mullioned windows.  
Surviving elements of original shop fronts.  No.9 a 
gable end in brown brick.  Central arched window at 
fi rst fl oor.  Shop front replaced.Nos. 1-7 Park Road Nos. 2-8 Park Road

Nos. 22 & 23, Herriotts Lane and Nos. 2,4,6 & 8 Great Park Street

The Gloucester, Church StreetThe Fiddlers Elbow, corner of Church Street and Herriotts Lane 
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Nos. 12, 18 & 20, Park Road• 
Group of red brick late 19th or early 20th century 
shops with accommodation above.  4 large canted 
window bays at fi rst fl oor.  Half-timbered gable at 
north end and half attic second storey with decorated 
dormers in slate roof.  

Wesleyan chapel, Great Park Street• 
Red brick chapel dated 1872.  Elaborate front 
including entrance of three arches in red and yellow 
brick fl anked by two turrets.  Pediment above with 
limestone cornice above circular window.    Red 
brick hall (1914) adjacent with 3 tall windows with 
transoms and mullions.  All with slate roofs.

A terrace of two storey red brick 19th century • 
houses.  No. 23 with a symmetrical front with a 
sash window either side of a central arched door.  3 
sash windows at fi rst fl oor.  Others with doors set 
to the side, two with canted bay windows, one with 
a tripartite sash window.  All windows with arched 
or fl at stone lintels.  Nos. 27 & 29 with stone string 
courses.   Most retain original windows.  Roof slate 
or concrete tile, brick stacks.

Former works, west end of Alma Street• 
Two storey former works, possibly associated with 
boot and shoe industry.  End façade with canted 
brick porch with windows above.  Flat columns and 
simple pediment in brick above.  On side elevation, 
ground fl oor windows replaced but a range of 9 large 
cast-iron windows on fi rst fl oor.  Asbestos roof.  

Independent Wesleyan Chapel, Alma Street• 
Two storey red brick.  North elevation facing street 
with brick porch. 3 bay windows, blind either side 
of fi xed central light.  Flat brick columns, brick 
mouldings and stone string course above. Datestone 
1877.

Wesleyan chapel, Great Park Street

Former works, Alma Street (extension to rear not of townscape quality)

Nos. 12, 18 & 20 Park Road Nos. 12 & 18 Park Road

Nos. 23, 25, 27 & 29 Alma Street

Independent Wesleyan Chapel, Alma Street
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Works behind No. 23, Alma Street• 
Small former boot and shoe works.  Two and three 
storeys.  Plain undecorated facades in red brick with 
cast-iron windows.  Tile and asbestos roofs.

The Cannon public house, Victoria Road• 
Three storeys rendered at ground fl oor and brick 
above.  Range of 3 original sash windows at fi rst and 
second fl oors.  Windows have stone lintels and sills.  
Slate roof with brick stacks. Also two storey brick 
building at rear.

The Rising Sun public house, corner of Victoria • 
Road and Mill Road
Three storey 19th century brick pub, now rendered 
and painted.  Main façade onto Mill Road although 
end is prominent in views up Cambridge Street.  
Range of 3 sash windows at fi rst and second 
fl oors with moulded panels between.  Single storey 
extension adjacent to Victoria Road with bas relief 
painted image of rising sun.

The Volunteer public house, corner of Victoria • 
Road and Midland Road
19th century three storey red brick pub.  Chamfered 
corner with main entrance.  Rendered and tiled at 
ground fl oor, brick above.  Range of 3 windows onto 
Midland Road including a replacement bay window 
at fi rst fl oor. Replacement tile roof with brick stacks.  
Also red brick outbuilding to rear.

Salem Hall, Salem Lane• 
Plain red brick hall and adjoining house.  Range of 5 
arched casement windows at ground fl oor and range 
of 3 double arched windows with painted surrounds 
at fi rst fl oor.  Brick porch with arched door and side 
windows at west end.  Plain hipped slate roof.  Some 
original windows remaining.  

The Cannon, Victoria Road

The Rising Sun, Victoria Road from Cambridge Street The Volunteer, corner of Victoria Road and Midland Road

The Volunteer, out-building, Victoria Road

Works behind No. 23 Alma Street.  Alma Street side

Salem Hall, Salem Lane
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Hall adjoining Methodist Chapel, West Street.• 
Formerly a school, now converted to a private house.  
Red brick with sash windows.  Shallow buttresses 
and recent porch at end in yellow brick.  Stone 
tablets with inscriptions on north wall.  Tile roof with 
ventilator on ridge.  3 recent dormers.

No. 11, West Street and outbuilding of No. 48, • 
Oxford Street
Buildings fronting narrow lane between West Street 
and Oxford Street.  Two storey rendered and painted 
cottage and two storey outbuilding and lean-to in 
coursed limestone and ironstone.  Brick stack.

No. 58, Oxford Street• 
19th century corner shop on junction with West 
Street.  Red brick two storey building under slate 
roof with brick stacks.  Shop on corner with door on 
chamfer.  Traditional front retained.  Original sash 
windows.

No. 59, Oxford Street • 
18th century three storey house, now a restaurant.  
Coursed ironstone, with range of 3 windows on fi rst 
and second fl oors with stone lintels and keystones.  
Ground fl oor substantially remodelled and exterior 
rendered.  Upper windows uPVC, roof concrete tiles 
and modern stacks.  To the rear, a brick outbuilding 
with a range of large fi rst fl oor windows suggests 
origins in the boot and shoe industry.

Cottages in lane connecting West Street to Oxford Street incl. No. 11

No. 59 Oxford Street

No. 58 Oxford Street

Outbuilding to rear of No. 59 Oxford Street

Hall adjoining Methodist Chapel, West Street Cottages in lane connecting West Street to Oxford Street incl. No. 11
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Nos. 9 – 18a, Oxford Street (No. 18 listed, see • 
above)
A connected group of buildings comprising:
 Nos. 9, 10 & 11 
A two storey building, rendered under a plain tile 
roof.  Shops at ground fl oor with modern fronts and 
partly boarded up.  A range of 4 casement windows 
at fi rst fl oor, two of which are boarded over.

Nos. 12 – 14. • 
A two storey shop and house dated 1889.  Shop 
front substantially original and door with moulded 
surround and pediment.  Red brick above with 
prominent bay windows and gables with half-
timbering.  Tile roof with brick stacks.

Nos. 15, 16 and Coach & Horses public house• 
Two three storey red brick houses with shops at 
ground fl oor.  Shop at No. 15 has original front 
and door to side giving access to accommodation 
above.  Bay window at fi rst fl oor.  Roof replaced 
with concrete tiles.  Brick stack.  No. 16 has a 
mostly modern shop front and ranges of 4 windows 
above, now replaced with uPVC.  Roof replaced with 
concrete tiles with brick stacks.  Coach & Horses 
three storey rendered.  Tripartite sash windows at 
ground and fi rst fl oors.  Central bay window and 
fi rst fl oor and three tripartite casement windows at 
second fl oor.  Slate roof and brick stacks.

Nos. 17a – 18a• 
A connected group of red brick houses, No. 18 
now an offi ce (listed).  Others two storey with sash 
windows.  Stone lintels above.  No. 17a has large 
square bay window with slate roof.  No. 18a has 
canted bay window at ground fl oor.  Nos. 17a and 
17b have a dormer each.  All have slate roofs with 
brick stacks.

Nos. 10-14 Oxford Street

Nos. 17a-18a Oxford Street

Nos. 15-17 Oxford Street
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Nos. 1 – 6, High Street Mews• 
Recent redevelopment of contained site including 
restoration of 19th century two storey building.    
Similar courtyard development adjoining.

Nos. 48a-54, Oxford Street• 
A row of early to mid 20th century two storey shops 
in dark red brick.  At ground fl oor many features of 
the original shop fronts survive.  At fi rst fl oor pairs of 
sash windows, some now uPVC.  Painted brick dentil 
detail under eaves.  Slate roof with brick stacks.

Petty Sessional Courts, Midland Road• 
Single storey red brick with range of leaded windows 
with stone transoms, mullions and surrounds.  Stone 
cornice under eaves.  Projecting gable with main 
entrance with inscription on entablature above,  
Circular datestone, 1916.  Slate roof with brick 
stacks.

Nos. 60 & 62, Midland Road• 
A pair of two storey red brick semi-detached houses 
both with canted stone bay windows in end gables.  
No. 62 has additional ground fl oor bay window and 
decorated stone porch with supporting columns.  
Also carved barge boards.  No. 60 appears to have 
had gable and eave details removed.  Both with slate 
roofs and brick stacks.  Also brick front walls with 
carved stone caps and iron railings.

Stonemason’s yard, Midland Road• 
Narrow single storey showcase building displaying 
richly carved detail in limestone.  End facing road 
forms a bay window with parapet above,

Petty Sessional Courts, Midland Road Petty Sessional Courts, Midland Road

Nos. 60 & 62 Midland Road Stonemason’s yard, Midland Road (No. 60 on left)

Nos. 1-6 High Street Mews Nos. 48a-54 Oxford Street
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Detracting buildings and features

Shop adjacent to Fiddlers Elbow, Church Street
Plain rendered 20th century shop with tall upstanding 
wall in centre.  Currently DIY shop.

Loss of urban character and identity 
The general loss of building frontage as a result of 
the closure and demolition of industrial premises and 
the demolition of lower value residential properties is 
a particularly negative feature of the Mixed use edge 
of the town centre Character Area.  Sites are either 
left undeveloped as car parks, yards or the like or 
where they have been redeveloped, the replacement 
fails to reinstate those features that make up the 
essential character of the street that give it quality 
and individual identity.  Particular features that are 
lost are the loss of building line and frontage, loss 
of mass and containment, the use of inappropriate 
materials and low quality architecture with poor 
attention to detail.  

Low quality townscape at Buckwell End
Although this area is interesting for its ancient 
street pattern, its general townscape quality is very 
low.  The quality of individual buildings is generally 
reasonable, but it is the character and quality of the 
area as a whole that is poor.  There are a number of 
contributing factors that include the following:

Lack of frontage onto roads.• 
Poor grouping of buildings which, with the above, • 
results in a poor defi nition of spaces, including 
roads.
Irregular plot boundaries.• 
Vacant and unmaintained space.• 
Parking areas immediately adjacent to roads.• 
Unsightly and varied boundary treatments.• 
Lack of architectural continuity in terms of style, • 
massing, materials etc.

Shop, Church Street.  Low quality building and inappropriate in context. No. 14 Rock St.  Example of loss of building line, frontage, scale and mass.

Buckwell End.  Historic townscape damaged by demolition, extensive parking areas to the front of plots and inappropriate forms of development

Jackson’s Lane.  Incremental loss of traditional townscape Demolition in West Street
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5.8.3  
Local details

Buildings
Building types are variable, but are substantially 
defi ned Victorian and Edwardian types, materials 
and details.  However almost all buildings show 
a wide variety of individual confi gurations and 
details.  Pre-Victorian buildings are mostly limited to 
principal roads, where they occur in this Character 
Area, and not in mixed use backland areas.  Red 
brick is the principal building material, but with 
variations in hue and texture, it is sometimes 
rendered and painted.  Despite the predominance 
of red brick, local limestone and ironstone, the 
latter with its distinctive deep yellow/orange colour 
occurs throughout the area.  Windows are generally 
classically proportioned, although original sashes are 
now widely replaced with uPVC that reduces overall 
architectural and townscape quality.  Doors have 
been similarly replaced.  Slate was clearly the most 
common roofi ng material, but is now much replaced 
with concrete tiles.

Surfaces
Pavements are invariably tarmacadam, with stone or 
concrete kerbs.  Roads are all tarmacadam.  Small 
areas of granite cobble survive in the Buckwell End 
locality as well as some locally made cast-iron kerbs.

5.8.4
Green space and vegetation

Green space and vegetation are very limited in 
this Character Area although incidental trees 
occur, particularly in areas where demolition has 
occurred either through deliberate planting or the 
establishment of invasive species (Leighton Place 
and West Street).  Some notable street trees occur 
irregularly along Oxford Street and Midland Road.

Rich detailing in brick, limestone and painted woodwork.  Midland Road Simple detailing on terraced cottages.  Rock Street

Local red brick, often identifi ed by a slight horizontal band. Old stone wall, cast-iron kerb and tarmacadam surfacing.  Buckwell End

Street trees.  Midland Road Trees in property frontages help to defi ne arrival at town centre. Oxford

Street
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5.8.5
Heritage asset

It has previously been noted that this Character Area 
is substantially Victorian and Edwardian in origin.  
Although the buildings create some interesting and 
attractive townscape, the more modest types of 
Victorian development tended to be quite ubiquitous 
in their overall character (although the study has 
found that there is much variety in the details), and 
as a type it was more removed from many of the 
more locally distinctive features, seen in earlier forms 
of urban development and architecture.  

This area does not therefore display a very clear or 
strong sense of local distinctiveness.  For example, 
a street scene taken from a number of places in 
this Character Area could occur, substantially the 
same, in any number of Victorian towns around 
the Midlands.  The area does not display the same 
quality and distinctiveness found along the High 
Street, Silver Street and Sheep Street, for example. 
(The exception to this is Oxford Street that, like the 
other main thoroughfares, contains earlier and more 
distinctive characteristics).

Despite this general observation, closer study 
reveals that there are nonetheless some locally 
distinctive features in this Character Area.  These 
include the ancient medieval and pre-medieval 
street layout that survives in some areas, some use 
of local limestone and ironstone, and a few built 
remnants of the boot and shoe industry that have 
some interesting peculiarities.  Wellingborough also 
has a strong non-conformist church history and an 
intriguing variety of smaller places or worship can be 
found in this area and elsewhere in the town.

Typical Victorian red brick terraced housing, but with many variations in detail.  Alma Street

Medieval street layout, now defi ned by later periods of development.  Herriotts Lane.

A former factory, probably associated with the boot and shoe industry, and Wesleyan chapel.  Great Park Street
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This Character Area helps to defi ne the setting and context for the town centre.  Cambridge Street from Mill Road.

The sense of arrival at the town centre is enhanced by the character of and views along Oxford Street 

Although this Character Area may not be particularly 
notable or distinctive, it nonetheless plays an 
important role in defi ning and supporting the wider 
context and setting of the town.  Other Character 
Areas have greater distinctiveness and quality, but 
this part of the town has an important supporting 
role.  It defi nes the background and context 
(physically, and, to a degree, historically) for the 
more notable Character Areas elsewhere without 
which they would appear incongruous and unrooted.  
This Character Area also provides a contiguity of 
townscape character between the town centre and 
the wider suburbs.
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5.8.6 SWOT analysis

Partial historic street pattern• 

Generally contiguous and traditional • 
streetscene including plot sizes, building 
heights etc., despite some inconsistencies

Some well-defi ned building frontage, despite • 
inconsistencies

Provides supporting context for the town • 
centre and higher quality areas

A wide variety of modest but individual • 
architectural details

A generally successful mix of uses creating • 
variety, interest and activity in an essentially 
residential area

Some development associated with the boot • 
and shoe industry

Strengths

Generally low quality of post-war development • 
that fails to support the qualities of the 
traditional streetscene or maintain architectural 
quality

Loss of building details including doors, • 
windows (in particular), chimneys etc. that 
undermines the quality of the area

Voids in otherwise quite dense urban • 
development, used particularly for car parking

Loss of edge of town centre shops, particularly • 
along Herriotts lane

Little or no open space (including limited • 
access to children’s play space) and few trees

Weaknesses
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Control and conservation of buildings, • 
especially details and Buildings of Townscape 
Merit

Potentially, the reinstatement of missing period • 
details on buildings

Potentially the redevelopment of voids and • 
inappropriate 20th century buildings including 
the reinstatement of street frontage

Some shop front improvements• 

Hard landscape improvements• 

Improvements to street lighting• 

Landscape improvements including open • 
space and play areas

Opportunities

Further loss of traditional grain of plots, scale, • 
detailing and frontages through inappropriate 
development

Loss of traditional and historic buildings that • 
weakens the character of the area and the 
town centre at large

Further loss of detailing from existing • 
traditional buildings including windows, 
chimneys etc.

Further closure of edge of town centre shops • 
and public houses

Threats
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5.9.1 
General description and comment

The Croyland Abbey Character Area 
is situated between Croyland Gardens 
immediately to the west and the rear 
of the buildings fronting Silver Street 
to the east.  This area is a relatively 
well defi ned zone focused on the 
Tithe Barn and Croyland Hall and 
Abbey.  Within this area are two mid 
20th century offi ce developments, 
one located between the Tithe Barn 
and the Croyland Hall/Abbey and 
one immediately to the south.  This 
juxtaposition results in a strong visual 
contrast and sometimes uncomfortable 
relationship.  

The principal access is via Tithe 
Barn Road from Sheep Street and a 
pedestrian path from Sheep Street via 
Burystead Place.  

The area is characterised by the 
arrangement of individual buildings 
aligned on a north-south axis, with 
each detached from the other and set 
within its own space. The front (east) 
of this character area is essentially 
subdivided into three discrete sub-
areas, comprising  the courtyard in 
front of the Tithe Barn (top), Tithe Barn 
Road (centre) including the car park 

Former stables and barn adjoining the Tithe Barn

Landscaped garden provides setting to the Tithe Barn

View from Burystead PlaceThe Tithe Barn, Grade I listed building and Scheduled Ancient Monument

05
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5.9 Croyland Abbey
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and space between the large offi ce 
building and Croyland Abbey and the 
car park associated with the Council 
offi ce building south of Croyland Abbey 
(lower).  

The top area in front of the Tithe 
Barn is a distinctive green courtyard 
space enclosed by the Tithe Barn 
to the west and a range of low 
buildings to the east incorporating a 
restaurant and shop.  The grounds 
are pleasantly landscaped in two 
grassed areas with paths leading 
through the space.  Mature trees 
defi ne the northern and southern 
edges completing its enclosure.  This 
is an attractive green haven and its 
enclosed nature, rectangular form and 
simple landscaped grounds creates a 
cloister type space and atmosphere.  
The movement of pedestrians through 
this area contributes to its appeal.  
Tithe Barn Road passes through the 
southern edge of this space.  However, 
at this point the road becomes very 
narrow, visibly reducing its presence 
and slowing vehicles considerably. 
Consequently, the road has very little 
adverse impact on the quality of the 
space.  Trees also provide a partial 
screen.  

The central part of the Character Area 

Best Deal offi ce building backing onto Croyland 
Gardens

The central part of this character area is car dominated

is defi ned by the Tithe Barn Road 
and the adjacent offi ce car park and 
Croyland Hall/Abbey to the south.  
The offi ce building curves around the 
back edge of the space creating a 
large open area used for parking.  The 
buildings fronting Sheep Street back 
on to this area, although the mainly 
planted edge provides some defi nition 
of its eastern boundary, and screens 
an area of parking. 

The lower part of this character area 
comprises the parking areas and 
spaces located between the modern 
Council offi ce building and the backs of 
the buildings located on the lower part 
of Sheep Street.  The open edges of 
the parking area means the space is 
visually contiguous with the edges of 
the adjoining parkland.  It is essentially 
a car dominated space with views and 
glimpses to the adjoining trees and 
green areas. 

There are a number of interesting 
and historic buildings in the area, 
although the Tithe Barn is of primary 
signifi cance being both Grade I 
listed and a Scheduled Ancient 
Monument (SAM).  It formed part 
of a “monastic grange”under the 
ownership of the monks at Crowland 
Abbey in Lincolnshire.  The manor 

was an agricultural settlement and 
this estate would have supported the 
Abbey.  There was never an actual 
Abbey in Wellingborough, although the 
name Croyland Abbey has remained 
associated with this area and the 
nearby building of that name.  The 
agricultural nature of the Tithe Barn 
(and attached stables/barns) situated 
within the town centre is an unusual 
feature and a reminder of the town’s 
medieval past.  They are important 
defi ning features of this space.    

The nearby building bearing the name 
Croyland Abbey is a former manor 
house, probably of early 15th century 
origin, with Croyland Hall being a later 
building.  They form a focal point of 
the area and an important backdrop to 
the adjacent gardens.  In addition, 2 
and 3 Burystead Place are important 
buildings along the route from the High 
Street.     

In contrast, the adjacent offi ces 
interrupt the relationship between 
Croyland Abbey/Hall and the Tithe 
Barn area.  Tall and imposing, they 
visually dominate the area.  
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5.9.2 
Buildings

Listed Buildings

Tithe Barn   (Grade I)• 
Ironstone and limestone tithe barn under a thatched 
roof.  15th century origin (probably on the site of 
earlier buildings) now a public hall.  Cart entrances 
and stone buttresses.  20th century extension.  
Scheduled Ancient Monument.  

Barns (south of the Tithe Barn) (Grade II) • 
Stables, now barns and ancillary rooms.  Probably 
early 18th century.  Ironstone walls with limestone 
bands under a thatched roof.  

Croyland Abbey  (Grade II)• 
Former mid 16th century manor house of coursed 
banded ironstone and limestone under a stone slate 
roof, with fi ne chimneys and details.  Now Council 
offi ces.  

Croyland Hall  (Grade II)• 
Early 19th century 3 storey farm house of brick with 
a slate roof.  Now Council offi ces.    

2 Burystead Place  (Grade II)• 
Mid 18th century house of ironstone ashlar and 
original plain clay tile roof.  Now an offi ce and shop.  
Forms part of a pair of houses with No. 3.  

3 Burystead Place  (Grade II)• 
Mid 18th century house of ironstone ashlar and 
original plain clay tile roof to front with slate to rear.  
Fine arched door canopy over entrance door.  Forms 
part of a pair of houses with No. 2.  

Buildings of Townscape Merit
None recorded

Early 18th Century barn (former Stables)

Croyland Abbey, former manor house Croyland Hall

2 Burystead Place (left)

The Tithe Barn  Scheduled Ancient Monument

3 Burystead Place
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Detracting buildings and other features 

Best Deal Offi ces
A four storey mid to late 20th century offi ce building 
of brown brick with panelling and glass.  The building 
has an unusual alignment refl ecting the position of 
pre-existing buildings on this site (shown on the map 
of 1803).  The building itself is of a substantial scale, 
form and is a dominant feature, although trees to the 
north help lesson this impact.  Its positioning does 
contribute to the sense of enclosure of adjoining 
space, but the forecourt is car dominated.    

Council Offi ces
The 20th century Council offi ce building south of 
Croyland Abbey is clad with grey slate panelling and 
glass.  The southern part of the building is faced 
with brown brick under a raised seam metal roof  
and is part terraced into the hillside.  The building 
has large windows with a bulky form and somewhat 
incongruous materials and appearance.  The impact 
of the building is partially tempered by mature tree 
planting when seen from the west, which screen and 
soften its lines and scale. 

Beeswing House (rear of) 
This 3 storey mid to late 20th century offi ce 
development fronts Sheep Street but the rear of 
the building forms part of this area.  Its has a hard 
geometric form and its fl at roof and height make it 
an incongruous and intrusive visual element in this 
space.  Its corner position and poor use of materials 
and detailing exacerbate its impact.  

Tithe Barn Road Parking
Tithe Barn Road is mostly a wide highway 
engineered road which dominates the central area.  
Areas of surface parking associated with the offi ce 
developments are generally unrelieved and poorly 
landscaped causing them to appear as intrusive 
elements around the buildings.  

Best Deal Offi ces, Tithe Barn Road

Council offi ce building, Tithe Barn Road The rear of Beeswing House is a detracting feature of this space

Parking encroaches into the adjoining green space 

Best Deals offi ce building visually dominates Croyland Hall

Tithe Barn Road has an engineered appearance 
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5.9.3 
Local details

Walls
Stone walls around the Tithe Barn area make a 
positive visual contribution.  

Surfaces
Some stone surfaces.  Pink Granite cobble rumble 
strip.  York-stone paved paths.  

5.9.4
Green space and vegetation

Mature trees in front of the Tithe Barn contribute 
to the enclosure of the space and are positive 
visual elements.  Tithe barn courtyard is a pleasant 
pedestrian space which provides a suitable setting 
for the Tithe Barn.  

Yorkstone paving, Tithe Barn courtyard

View from Burystead Place towards the Tithe Barn area Pink granite cobble setts, rumble strip, Tithe Barn Road

The courtyard is an important pedestrian route

Ironstone and limestone wall

The adjoining range of low buildings provide good defi nition of the space
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5.9.5
Heritage Asset

History and archaeology
Historically Wellingborough grange was an 
important element of the Croyland Abbey estate 
and the manor was known to have been the largest 
in Wellingborough.  Despite signifi cant ground 
disturbance, it is possible that archaeological 
deposits exist relating to the medieval grange.  This 
area is therefore of archaeological signifi cance.  

Architecture
The listed buildings within this area are of historical 
and architectural interest and contribute considerably 
to the visual interest and appeal of this area, both 
within the area and from the adjoining parkland.  The 
houses on Burystread Place are important defi ning 
features of the street with positive visual qualities.  

Spaces
The Tithe Barn courtyard is a unique and intimate 
space within the town and the associated pedestrian 
routes are well handled and are positive links.    

At the lower end of this area the car park gives way 
to the adjacent parkland which provides an important 
setting to this area.  

Croyland Abbey is dominated by the Best Deal offi ce building and extensive tarmac and parking visually detract 

from the quality of the space

The courtyard in front of the Tithe Barn has an intimate character and contains visually signifi cant trees
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5.9.6 SWOT analysis

Historic nature of the area and associations • 
with the early development of the town

Well-defi ned and unique courtyard space in • 
front of the Tithe Barn provides a suitable 
setting for this important building

The view into this area from Market Street, • 
along Burystead Place

More spacious and leafy character (in places) • 
in contrast to the contiguous frontages 
associated with other historic areas

Defi nition and setting to the edge of Croyland • 
Gardens to the west

Strengths

Some inappropriate and intrusive 20th century • 
developments

Tithe Barn Road itself is a dominant feature, • 
being wide and over engineered  

Extensive areas of surface car parking appear • 
intrusive

Weaknesses
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Insensitive or poorly handled redevelopment • 
or infi ll 

Lack of maintenance of historic buildings• 

Threats

Control and conservation of buildings• 

Potentially, the enhancement or • 
redevelopment of inappropriate mid 20th 
century buildings

Hard landscape improvements to Burystead • 
Place (Yorkstone paving to connect with 
Market Street and along pedestrian links)

Downgrade Tithe Barn Road to a narrower, • 
tighter lane with a less engineered and more 
informal appearance

Additional planting to help mitigate the visual • 
impact of surface parking areas

Potential for sensitive infi ll development to • 
improve enclosure on Tithe Barn Road

Opportunities
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05
Character area and building evaluation
5.10  Leafy edge of town centre areas

5.10.1
General description and comment

This Character Area comprises two 
rather peripheral areas in the generally 
leafi er western and southern parts of 
the town centre.

Development is at relatively low 
densities, although both areas face 
onto principal roads that lead into 
the town centre and along which 
there is some well-defi ned frontage.  
Some buildings are joined to form 
short terraces, particularly along 
Northampton Road, and this feature 
helps to introduce a sense of arrival 
as the town centre is approached.  In 
the southern area the slope down to 
the river crossing at Swanspool House 
provides some limited views forward 
towards the town centre on the facing 
slope, and this feature contributes to a 
sense of arrival from the south along 
London Road.

This character area is predominantly 
residential in character, although 
there are intermittent shops and other 
businesses that face onto Oxford 
Street and London Road.

The lower density and residential 
nature of these two parts of the 

A leafy edge of town centre setting.  Looking east along Northampton Road

Terrace of shops and houses, Oxford Street

Town centre arrival seen from London Road

Local shop behind trees, Northampton Road
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Set-back along London Road allows space for street planting in front of houses

character area results in a much leafi er 
setting that is found in the town centre 
where densities are higher.  In the 
Leafy Edge of Town Centre character 
area greater set-backs between the 
back of pavement and building line 
contrast quite markedly with the tight 
dimensions of the medieval streets 
within the town centre where there is 
little space for vegetation.  There is 
also greater space within the streets 
themselves and there is some valuable 
street planting, particularly along 
Oxford Street.  Planting along roads 
is not regular in nature but is rather 
incidental and irregular and, whilst it 
makes for a leafy setting, it does not 
achieve anything of the character of 
an avenue.  Trees are often individual 
specimens, and a notable example 
is found in Castle Road where a 
semi-mature cedar is situated within 
a garden just back from the road.   
Located on a slight bend, this fi ne tree 
is particularly visible and contributes 
much to the character of the road.

Along London Road there are several 
pollarded lime trees planted in front of 
some formal town houses, and these 
also make a valuable contribution to 
the townscape including the setting of 
the houses behind.  

Behind the older buildings that front 
onto the main roads, development is 
generally more open and suburban 
in character, particularly in the area 
between London Road and Castle 
Road.  Again, this allows greater scope 
for trees and other vegetation, which 
contrasts with other parts of the town 
centre where tree cover is generally 
lacking.  The lower densities also result 
in a greater predominance of walls 
and hedges and this characteristic 
contributes to the sense of being 
somewhat removed from the town 
centre core area itself.  Walls, of brick 
or stone, are a particular feature of 
road frontages in this Character Area, 
both along London Road (one of which 
is listed) and along Oxford Street, 
and they are valuable in providing 
containment and defi nition to roads 
and paths where buildings are absent.  

Specimen cedar tree in Castle Road Old stone walls beside museum and Swanspool Brook
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5.10.2
Buildings

Listed Buildings

No. 1, London Road  (Grade II)• 
Early two storey 18th century house of ironstone 
ashlar.  2 doors with top lights and fl at wooden 
hoods.  4 window range of casement windows.  
Asbestos tile roof with 2 dormers.  Brick stack.  

No. 2, London Road  (Grade II)• 
Mid 18th century two storey house of buff brick.  
Central door with small lattice wooden porch fl anked 
by canted wooden bay windows.  Cornie maid with 
bricks laid diagonally.  Slate roof and brick stacks.

No. 4, Repete House, London Road (Grade II)• 
Late 18th century house, brick and ironstone, now 
rendered.  Three storeys with 2 window range.  
Central door with moulded wood surrounds fl anked 
by two 20th century windows.  Sash windows above.  

Nos. 6, 7, 8 & 9 London Road (Grade II)• 
Terrace of four early 19th century houses in red 
brick.  Three storeys, sash windows.  2 doors with 
plain wood surrounds.  Hipped roof with brick stacks.

No. 10, London Road  (Grade II)• 
Early 19th century two storey house in red brick.  2 
arch headed sash windows.  Late 19th century stone 
bay.  Hipped roof.  Brick/stone wall listed separately.

Nos. 21-22 Oxford Street (Grade II)• 
Pair of early 19th century houses, rendered under 
slate roofs, brick stack at ridge. 

Nos. 39-40 Oxford Street (Grade II)• 
A pair of semi-detached early 19th century houses.  
Stucco and rendered brick.  Double doors with trellis 
porches and bay windows. At fi rst fl oor a range of 4 
sash windows with fl at stucco pilasters between.  

Nos. 39-40 Oxford Street

No. 1 London Road No. 2 London Road

No. 4 Repete House, London Road Nos. 6-9 London Road (left), No. 10, London Road (right)

Nos. 21-22 Oxford Street
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Buildings of Townscape Merit

No. 6, Kenroyal Nursing Home, Oxford Street• 
Two storey 19th century house in coursed ironstone.  
Windows, now uPVC, and doors with reeded stone 
surrounds.  Overhanging soffi t with hipped slate roof.  
Stone stacks.  Square tower to rear.

No. 20, Oxford Street• 
Large three storey yellow brick building with two 
storey wing to right.  Tripartite arched windows 
either side of central door with stone pediment.   
Overhanging soffi t with timber supports.  Hipped 
slate roof with stacks.  Clock in gable on wing.

No. 42, Oxford Tavern, Oxford Street• 
19th century public house, rendered and painted.  
Three storeys with two storey wing.  Single storey 
extension to right on corner with West Villa Road.   
Canted bay window to left.  Range of 4 windows, 
now uPVC.   Concrete tile roof and brick stacks.

No. 46, Oxford Street• 
Two storey 19th century red brick house, now a club.  
Central door with stone surround fl anked by 2 stone 
bay windows.  Now uPVC windows and slate roof.

Coach house at entrance to Sharman Road• 
Two storey late 19th/early 20th century coach house.  
Brick at ground fl oor and window surrounds. Doors 
at ground fl oor and later windows.  Pebbledash at 
fi rst fl oor with oblong casement windows.  Gable with 
balcony.  Slate roof.  Brick stack.

Terrace of cottages, Oxford Street• 
Row of small two storey 19th century cottages, 
including some shops at east end.  Designs 
vary including some arched windows and doors.   
Materials include ironstone, red and yellow brick.  
Mostly concrete tile roofs with brick stacks.  

No. 6, Kenroyal Nursing Home, Oxford Street No. 20, Oxford Street

No. 42, Oxford Tavern, Oxford Street No. 46, Oxford Street

Coach house at entrance to Sharman Road Terrace of cottages, Oxford Street
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‘Old Ways’, on corner of Castle Road• 
Two storey Arts and Crafts house, rendered and 
painted.  Leaded windows with timber mullions.  
Large bays windows on south side.  Gables, half 
timbered to south.  Stone, or imitation, roof with large 
stepped brick stacks joined by arches.

Pavilion to rear of No. 10, London Road• 
Single storey garden pavilion in red brick with 
rectangular timber bay windows to front and back.  
Steep tiled roof with canted eaves.  Brick stack.

Wall, west side of London Road• 
Stepped ironstone wall at top of bank from opposite 
No. 2, London Road to opposite Castle Road turning.  
(Important in defi ning edge of road)

Dulley’s Baths, Museum, Castle Lane• 
Two storey 19th century former George Cox Castle 
Works associated with the boot and shoe industry, 
latterly swimming baths and now the town museum.  
Red brick with range of large cast iron windows with 
intervening fl at columns.  Slate roof with skylights.

‘Old Ways’ near corner of Castle Road and London Road ‘Old Ways’ near corner of Castle Road and London Road

Pavilion to rear of No. 10, London Road Wall, west side of London Road

Dulley’s Baths, museum, Castle Lane.  North side Dulley’s Baths, museum, Castle Lane.  South side
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Former Market buildings, Castle Road• 
A complex of generally single storey red brick former 
market administration buildings.  An elaborate design 
notable for limestone string courses, stone mullion 
windows and Dutch gables.  Tiled roofs with some 
fi nials.  Also small clock tower with tiled spire and 
weathervane.

Workshop, rear of No.1, London Road• 
Red brick workshop, part single and part two storey.   
Single storey part painted.  Small louvered windows 
with lights.  Roman tile roof and brick stack.

Building adjacent to Swanspool House, London • 
Road
Two storey building of coursed ironstone with some 
limestone.  Red brick quoins.  Range of 5 large 
windows with timber transoms and mullions.  Brick 
dentil detail under eaves.  Plain tile roof with brick 
stacks and central hexagonal timber cupola with 
slate roof.

Former market building, Castle Road.  North side Former market building, Castle Road.  North side

Former market building, Castle Road.  South side Workshop, rear of No. 1 London Road.  West side

Workshop and wall, rear of No. 1, London Road from Castle Lane Building adjacent to Swanspool House, London Road
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Detracting buildings and features

No particularly detracting features in this area except 
for two car tyres businesses on Oxford Street/
Northampton Road.  Box-like buildings, brightly 
coloured cladding and open forecourts are out of 
place and visually discordant within this otherwise 
traditional environment.  Loss of original details from 
buildings has been identifi ed as a negative issue 
throughout the town centre area, and a particularly 
unfortunate example is the Colombia Hotel on the 
south side of Northampton Road.  

5.10.3
Local details

Building details generally typical of each period, but 
with sash windows, often now uPVC predominating.  
Walls are however a common feature of this area, 
including some fi ne examples in local ironstone and 
also brick.  The high incidence of walls, rather than 
hedges, imply an edge of town centre location and 
in the southern area accentuate changes in level 
around the Swanspool Brook valley.

5.10.4
Green space and vegetation

The generally lower densities of these areas are 
associated with relatively generous amounts of 
vegetation, including trees, shrubs and hedges.  
Occasional street trees exist along both Oxford 
Street and London Road, and in both cases these 
are periodically pollarded to reduce overhanging and 
shading of houses.  Cut grass also occurs along the 
west side of London Road, contrasting with the tight 
urban spaces of the town centre itself.  Trees with 
gardens behind create a leafy backdrop in views 
around this Character Area.

Tyre centre on Northampton Road Loss of detail and quality on traditional buildings

Limestone and ironstone wall, Castle Lane Brick wall, Castle Road

Low density development and green backdrop, Castle Lane Trees and grass verges, London Road
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5.10.5
Heritage asset

Appropriate edge of town centre character enhances 
the urban core by providing a suitable setting for it.  
The low densities and combination of buildings, walls 
and vegetation provide a transitional zone between 
truly suburban areas and the town centre itself.  In 
this context, this character area plays an important 
role in the setting of the town. 

The area includes a wide range of building types 
including several listed buildings.  The row of 18th 
century buildings on the east side of London Road 
with associated planting and stepping down the hill 
towards Swanspool make a particularly appropriate 
and attractive entrance to the town from the south.    
Similarly, the rhythm of larger houses along Oxford 
Street/Northampton Road, alternating between 
terraced frontage and larger houses set back from 
the road, together with some substantial trees, 
makes a different but also appropriate entrance to 
the town centre from the west.

Transition from suburbs to town centre, London Road

Occasional street trees with buildings behind, Northampton Road

Spacious road with varied building types and set-backs, Oxford Street
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5.10.6 SWOT analysis

Historic and/or traditional nature of the area • 
including several listed buildings

Contiguous streetscene and relative lack of • 
damaging features

Contiguous traditional townscape character • 
connection between suburban areas and town 
centre

Well defi ned building frontage, including walls • 
and hedges, containing and defi ning the road

The views along Oxford Street and particularly • 
along London Road towards the town centre 

Appropriate progressive change in character • 
towards the town centre

Attractive leafy setting• 

Title
Cras eu turpis. Suspendisse lacus justo, cursus nec, 
fermentum ut, pulvinar a, odio. Donec vestibulum. 
Sed quis tellus sit amet enim tempor egestas. 
Phasellus tristique elit eget libero. Nam imperdiet 
libero ac nisl. Vestibulum sollicitudin posuere enim.

Nullam vel lacus eget mauris tempor mollis. 
Curabitur id massa. Etiam condimentum convallis 
enim. Cras eu turpis. Suspendisse lacus justo, 
cursus nec, fermentum ut, pulvinar a, odio. Donec 
vestibulum. Sed quis tellus sit amet enim tempor 
egestas. 

Cras eu turpis. Suspendisse lacus justo, cursus nec, 
fermentum ut, pulvinar a, odio. Donec vestibulum. 
Sed quis tellus sit amet enim tempor egestas. 

Nullam vel lacus eget mauris tempor mollis. 
Curabitur id massa. Etiam condimentum convallis 
enim. Cras eu turpis. Suspendisse lacus justo, 
cursus nec, fermentum ut, pulvinar a, odio. Donec 
vestibulum. Sed quis tellus sit amet enim tempor 
egestas.

Strengths

Some intrusive features along Oxford Street/• 
Northampton Road, although limited in degree

Loss of building details including doors, • 
windows (in particular), shop fronts, chimneys 
etc. that can signifi cantly undermine the 
character and quality of the area

Weaknesses
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Control and conservation of buildings, • 
especially details and Buildings of Townscape 
Merit that are not currently subject to listed 
building level of control

Potentially, the reinstatement of missing period • 
details on buildings

Removal of inappropriate uses along • 
Northampton Road/Oxford Street

Some shop front improvements• 

Opportunities

Loss of traditional grain of plots, scale • 
and frontages through inappropriate 
redevelopment

Loss of boundary walls or buildings of • 
townscape merit that could further weaken 
the contiguity of these essentially traditional 
streets

Further loss of detailing from traditional • 
buildings including windows, chimneys etc.

Further loss of traditional shop front quality • 
and traditional details

Possibly inappropriate road ‘improvements’• 

Threats
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5.11.1
General description and comment

The large scale development and 
sites Character Area includes nine 
discrete locations scattered across the 
town centre area.  The locations have 
an infl uence on the character of the 
town centre, which is both localised 
in some cases and more signifi cant in 
others, depending on the nature and 
scale of the space or building and its 
surroundings.  

Each area has signifi cant variation, 
although they all share a range of 
common qualities.  Many of these 
areas are situated behind the principal 
road frontages, which moderates their 
wider impact to a degree.  

The nine areas identifi ed as large 
scale developments and sites are as 
follows:

Tresham Institute (Church Street/
Queen Street)
Large 20th century buildings forming 
a local college campus.  A tall tower 
block and accompanying low scale 
buildings.  Areas of surface car park to 
the east and west of this area.  Weakly 
defi ned edges and dominant building 
forms.  

Bus interchange in front of Tresham Institute

The Institute’s tower impacts on the skyline

Rear of Bellwin House, Salem LaneTresham Institute, facade facing Church Street

05
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5.11 Large scale development and sites
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Morrisons visually forms part of the streetscene, Oxford Street

Matalan / Aldi (Victoria Road)
Large supermarket shed style buildings with low 
pitched roof. Situated within the site with large 
surface car park to the front and centre of this area.  
Weakly defi ned open frontage to Victoria Road.  

The Castle and Swansgate car park (Castle Way) 
Large theatre building situated on the former 
Cattle Market site situated within a large surface 
car park.  The building is a local landmark but has 
little architectural merit.  The Swangate Centre 
multi-storey car park occupies the other half of this 
area, comprising a bulky and utilitarian structure.  
Swanspool Brook dissects this area separating the 
car park on Castle Way from the theatre to the south.  
The brook is strongly engineered along its length 
between London Road to the west and Castle Street 
to the east.  

Morrisons Supermarket (Oxford Street/Sharman 
Road)
A large supermarket, petrol station and surface car 
park to the south of Oxford Street and on the edge of 
the upper part of Croyland Gardens.  Access is from 
Oxford Street into Sharman Road.  The supermarket 
itself is relatively well integrated visually, into the 
streetscene of Oxford Street, being reasonably well 
articulated for a building with such a large form and 
deep plan.  Mature trees form an important green 
belt along the western boundary.  The petrol station 
is set back from Oxford Street but is an incongruous 
feature.  Good pedestrian links to the park and Silver 
Street.  

Matalan retail shed.  Victoria Road Aldi supermarket, Victoria Road

The Castle Theatre Swansgate multi-storey car park Commercial Way

Morrisons seen from the rear car park
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Offi ces (West Villa Road) 
Two 20th century offi ce buildings in grassed 
landscaped grounds with large surface car parks.  
Visually dominant buildings in their locale, and 
weakly defi ned edges.  

Jacksons Lane car park (rear of High Street) 
Large surface car park situated between the High 
Street and the rear of houses fronting West Street.  
Some trees and soft landscaping.  Internally the 
space is subdivided into two car parks separated by 
security fencing.  Weakly defi ned northern boundary.   

Vauxhall Dealership (St John’s Street) 
Car dealership and adjacent community centre 
occupied by functional buildings set back from 
the road frontage.  Large car park to rear.  Large 
footprint buildings with functional visual appearance.  

Railway Club (Gold Street) 
Social club building set back from Gold Street 
opposite Springhill Green.  A once attractive 
ironstone house, now signifi cantly extended and 
altered.  The front garden area is now a large surface 
car park.  Mature trees along the front boundary 
adjacent to an attractive stone boundary wall.  

Waendel Leisure Centre (Cannon Street) 
A striking metal clad contemporary leisure centre, set 
back from Cannon Street with access via Thomas 
Street.  Large surface car park to the north and 
south of the building.  On the western frontage is 
a large former industrial building of brick which 
faces Cannon Street.  Mostly weakly defi ned edges 
enclosed by modern railings and fencing.  

Railway Social Club, Gold Street

Offi ces, West Villa Road Jacksons Lane car park

Vauxhall dealership, St John’s Street Vauxhall dealership, Broad Green frontage

Waendel Leisure Centre
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5.11.2 
Buildings 

Listed Buildings
There are no listed buildings within these areas.  

Buildings of Townscape Merit 

Industrial building, Cannon Street• 
Early 20th century brick built industrial building.  
Former use unknown.  Many original details/fi xtures. 

Detracting buildings and features

Large scale buildings 
These are generally associated with all buildings in 
this character area (except the one building of merit) 
and contrast strongly with adjacent townscape. They 
often appear dominant and incongruous elements 
due to their scale, bulk,  form or materials.  The 
scale of their impact varies from local to town-wide 
views, in the case of Tresham Institute tower, which 
is intrusive and marginalises the signifi cance of the 
church spire.   
  
Surface car parking
Common to this character area is the presence of 
surface car parking (to a greater or lesser degree).  
This is a feature of the age or function of these 
developments which maximised on-site parking.  
Unfortunately, such areas are generally handled 
poorly, lacking visual interest and detracting from the 
appearance of the site and adjacent areas.  

Weak edges
Weak edges are a result of the positioning of 
buildings within their sites (rather than on the edge) 
and infi lling the areas between the building and the 
road with car parking.  Surface car parks are also 
generally poorly defi ned.  This approach to site 
design results in visually weak edges to sites and 
poor defi nition of the streetscene.  

Surface car parking, West Villa Road offi ce development

Former industrial building Cannon Street Former industrial building, side elevation, Cannon Street

Tresham tower dominates the skyline and marginalises the church spire The Castle Theatre is a local landmark due to its scale

Weakly defi ned spaces, The Castle Theatre
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Green of limited practical use, West Villa Road

5.11.3
Local details 

Walls
Stone walls Outlaw Lane.  

Features
Iron bollards Outlaw Lane.  

Swanspool Brook
An important water feature running in an engineered  
channel between London Road and Castle Street.  
The brook is marginalised in its deep channel 
and fails to contribute as a positive element to the 
townscape in its current form.  

5.11.4
Green space and vegetation

Trees and vegetation form a part of many of these 
areas, although not in all cases, and most is of little 
practical use, being landscape treatment around 
buildings, along roads or within car parks.  

Tresham Institute, The Castle Theatre, the offi ces on 
West Villa Road all include elements of campus style 
planting with areas of grass or verges to paths, low 
shrubs or hedges around buildings and tree planting.  

The car parks at Morrisons, The Castle and to a 
much lesser extent Jacksons Lane contain what 
might be described as car park landscaping, 
comprising a structure of tree and sometimes 
shrub planting to varying degrees.  Morrisons has 
essentially been integrated into an older location in 
which established tree planting has been retained.  
These trees make an important visual contribution to 
the appearance of the site and wider area. 

Land to the north of the brook is in an overgrown and 
unkempt condition.  Street trees make an important 
contribution to the appearance of Cannon Street.  

Outlaw Lane fl anked by ironstone walls Swanspool Brook is currently an under appreciated asset

Iron bollards, Outlaw Lane Soft offi ce style landscaping, Tresham Institute

Visually important tree belt, Morrisons car park
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5.11.5 
Heritage asset

Medieval road network 
The majority of these areas are located on sites 
within the medieval settlement of the town.  Of 
particular note is West Street which bounds the offi ce 
development on West Villa Road and Outlaw Lane, 
running between Broad Green and George Street, 
being fl anked along much of its length by ironstone 
and limestone walls.  However, the areas either side 
of Outlaw Lane are of no townscape value.  Tresham 
College is also located on two sites separated 
by medieval lanes and the historic alignment of 
Jacksons Lane marks the northern extent of the 
surface car park.  

Archaeology
Tresham Institute, Morrisons car park, Castle Way 
(adjacent to the Swansgate car park) and The Castle 
Theatre and car park are all situated within areas of 
County Archaeological Interest.  Although they have 
undergone substantial development and associated 
ground disturbance there remains potential for 
archaeology in these areas.  

Industrial building, Cannon Street
This building represents an interesting early 20th 
century industrial building and retains many original 
elements of interest.  It has a good frontage onto 
Canon Street and has positive townscape value.  

Street trees, Cannon Street

The Castle Theatre area includes some modest tree planting Offi ce buildings situated adjacent to West Street (a medieval lane)

Swansgate car park dominates the skyline from the south Morrisons car park the former site of the Croyland Abbey fi shponds

Former industrial building, Cannon Street a good connection with the town’s 
industrial past
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5.11.6 SWOT analysis

Some sites contain uses which generate • 
activity and movement and can contribute to 
the vitality of their locale

Old boundary walls either side of Outlaw Lane• 

Many areas situated within or adjacent to the • 
medieval network of roads and lanes  

Strengths

Erosion of townscape of traditional character• 

Loss of contiguity between adjoining areas• 

Visual dominance• 

Self containment – lack of relationship with • 
adjoining townscape

Weaknesses



153Borough Council of 
Wellingborough

Wellingborough Town Centre
Conservation Area Appraisal

Adopted July 2009

Removal of eyesore buildings• 

Potential for signifi cant enhancement through • 
sensitive redevelopment and reintegrating with 
traditional townscape

Breakout Swanspool Brook in the Castle Lane/• 
Way and Castle theatre area to make it a more 
visually attractive and accessible feature of the 
town

Opportunities

Continued presence of intrusive elements • 
without mitigation

Loss of walls adjacent to Outlaw Lane and • 
building of townscape merit on Cannon Street

Threats
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5.12.1 
General description and comment

The Extensive Green Space Character 
Area includes four distinct areas and it 
is notable that these are all located to 
the south and west of the town centre.  
The location of these areas clearly 
affects the character of the town 
centre, but it is notable that this part 
of the town is generally greener and 
leafi er than the northern and eastern 
areas and the core town centre area.  

Each of the four open space areas 
is publicly accessible, but they all 
vary quite markedly in character and 
therefore contribute in different ways 
to the character and experience of the 
town centre. This is particularly the 
case for the pedestrian as parks  do 
not have a strong presence on the 
principal roads through the town.The 
four principal green spaces are as 
follows:

i) Croyland Hall Gardens: This 
green space is the closest to the town 
centre and most readily seen, given 
its proximity to Morrisons car park and 
nearby  offi ces and because of a busy 
pedestrian route that links residential 
areas to the south west with the town 
centre passes through it. 
The open space encompasses the 

Well maintained grounds, Swanspool Gardens

Bowling green, Swanspool GardensUpper Croyland Gardens has a fairly formal character and appearance

05
Character area and building evaluation
5.12 Extensive green space

Informal character in the lower Croyland Gardens
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London Road cemetery seen from London Road

Atmospheric graveyard, London Road cemetery

valley of the Swanspool Brook, 
extending north towards Croyland Hall 
and the Tithe Barn with a separate 
arm extending up the west side of 
the Morrisons car park to include 
an important belt of mature trees.  
The Croyland Hall Gardens area 
is defi ned by extensive lawns and 
well established and mature trees, 
including a number of fi ne exotic 
specimen trees.  The area adjacent to 
the stream is particularly well planted 
and it provides a wooded backdrop to 
views from the north.

ii) London Road cemetery:  This 
Victorian cemetery is very much of 
its type, consisting of a fi ne stone 
gatehouse, two chapels (Conformist 
and Non-conformist) and many stone 
headstones and monuments set in 
well-planted grounds with a network 
of meandering paths.  There are 
many evergreens including yew, that 
make the cemetery quite dark and 
enclosed, but this effect is relieved 
by some more open and sunny areas 
that contrast with the darker enclosed 
areas to create some quite theatrical 
effects.  The cemetery is quite well 
maintained, although some vandalism 
of headstones has taken place, and it 
makes a very quiet haven on the edge 
of the town centre.  A line of lime trees 

defi nes the southern boundary along 
Castle Road.    

iii) Swanspool Gardens: Formerly the 
private gardens of Swanspool House, 
this area has many of the qualities and 
facilities of a traditional town park.  In 
its northern part, close to Swanspool 
House, there is an area of traditional 
park including many exotic specimen 
trees and formal fl ower beds.  To 
the south there are features such as 
tennis courts, bowling greens, a rose 
garden and a recently created garden 
of remembrance, also in a well treed 
setting.   Houses along Swanspool 
Parade front onto the park, defi ning 
its southern edge, and they have 
something of the attractive quality of a 
garden city suburb. 

iv) Bassetts Close:  An early 20th 
century park of simple character and 
layout it contrasts with the intricacies 
of the other town centre open spaces.  
The defi ning feature is a formal line of 
copper beech trees that run almost the 
length of the park either side of a wide 
path that connects Westfi eld Road 
and West Villa Road.  A traditional 
bandstand and a recently constructed 
childrens’ play area are situated in 
extensive areas of mown grass.  The 
park suffers from a lack of building 
frontage. Bassett’s Close seen from Westfi eld Road
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5.12.2 
Buildings 

Listed Buildings

Croyland Hall Gardens
No. 7 Doddington Road     (Grade II) • 

Early 18th century house.  2 storeys with attic.  Three 
window range of C18 casements with timber mullions 
and transoms under wood lintels.  Central 6-panelled 
door has a hood with pediment.    Squared coursed 
ironstone under a slate roof.  One large central roof 
dormer.  Ashlar gable parapets and brick and stone 
stacks at ends.  

London Road Cemetery 
Lodge attached wall, gate piers, gate and railings • 

(Grade II)
Limestone walls with ashlar details.  Turret and 
canted bay with stone mullions.  Part of planned 
cemetery layout.  

CofE Mortuary chapel  (Grade II)• 
Rusticated limestone walls with ashlar details and 
ecclesiastical windows and decoration.  Small 
square tower.  Part of planned cemetery layout.  

Non-conformist mortuary chapel  (Grade II)• 
Rusticated limestone walls with ashlar details and 
ecclesiastical windows and decoration.  Small 
square tower.  Part of planned cemetery layout.  

Swanspool Gardens
No listed buildings in this area.  

Bassett’s Close
No listed buildings in this area.  

Cemetery Lodge, roof details

Cemetery Lodge, London Road Cemetery Listed gate piers, gates and railings

No. 7 Doddington Road, front elevationNo. 7 Doddington Road

Mortuary Chapels, London Road Cemetery
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Buildings of Townscape Merit

Croyland Hall Gardens
None identifi ed.  

London Road Cemetery 
None identifi ed.  

Swanspool Gardens
Pavilion (interwar period)• 

Brick built pavilion with central bay containing three 
elegant sash windows with a central arch window 
and tile lintel and arch detail. A wing is located to 
either side containing a recessed opening supported 
by brick columns.  Parapet wall with stone cornice 
in front of an area of fl at roof and a clay tile pitched 
roof.  

Nos. 1 - 16 Swanspool Parade• 
Early 20th Century social housing, possibly ‘Homes 
for Heroes’, resulting from the Housing Act of 1919.  
Eight pairs of semi-detached houses of similar but 
varying designs, all with front and rear gardens and 
partially intact front boundaries.  Constructed of brick 
and render with a central shared stack and red clay 
pots.  Most windows are changed and original roof 
coverings replaced, but some period doors remain.  
A good cohesive group contributing to the setting to 
the gardens.  Contribution to social history.   

18 Swanspool Parade• 
Attractive late Victorian or early 20th century house 
of red brick with two full height canted bays, sliding 
timber sash windows and brick stacks with clay 
pots.  Situated in a corner position contributing to the 
setting of Swanspool Gardens.   

Bassett’s Close
None identifi ed.  

Swanspool Parade has the qualities of a garden suburb

‘Homes for Heroes’, a pair of early social houses on Swanspool Parade

Side wing with recessed opening and brick columnsSwanspool Gardens Pavilion with tall sash windows

1-16 Swanspool Parade provide a good setting to the gardens

18 Swanspool Parade
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Detracting buildings and features

Croyland Hall Gardens
Modern offi ce buildings around Croyland Abbey 
detract from the setting of the park and are visually 
intrusive.  

Some evidence of anti-social behaviour (trolleys 
dumped in Swanspool Brook).  

Nearby parking areas encroach onto the setting of 
the space.  

London Road Cemetery 
Generally in good condition.  Some maintenance of 
gravestones required.  

Swanspool Gardens
Generally in good condition.  

Bassett’s Close
Some evidence of anti-social behaviour (anti-
motorbike barriers). 

Some areas of neglect and poorly defi ned edges.  

Modern offi ce development on the south-east edges 
of the park detract from its setting.  

Shopping trolleys dumped in Swanspool Brook, Croyland Gardens

Some headstone maintenance required, London Road Cemetery

Offi ces on West Villa Road provide a poor setting to Bassetts CloseAnti-motorbike railings Bassetts Close

Offi ce building intrudes on the setting of Croyland Gardens

Area of parking encroaching into Croyland Gardens
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5.12.3
Local details 

Croyland Hall Gardens
Swanspool Brook 
This is an important nature feature of this area taking 
a meandering course through the lower gardens and 
is one of the few areas within the town where the 
brook is visible and reasonably accessible.    

Other features
Timber sculpture located in the upper garden is of 
some visual interest.  

History
The gardens are of some historical interest for 
the town, having originally been associated with 
Croyland Abbey.  Part of this area has been identifi ed 
as a County site of Archaeological Interest.  Latterly 
the gardens were in use as a zoo before becoming a 
public park following its closure.  

London Road Cemetery
Headstones and monuments.  

Swanspool Gardens
Plain metal railings.  

Bassett’s Close
Bandstand and substantial iron park gates, with plain 
painted railings.  

5.12.4
Green space and vegetation

By the very nature of this character type they are 
all green spaces and mostly well treed.  In general, 
trees and vegetation make both an important local 
and often wider contribution to the townscape.  

Timber swan sculpture, Croyland Gardens

Railings enclosing Swanspool Gardens, Doddington Road

Swanspool Brook, Croyland Gardens

Iron gates and railings, Bassetts Close

Headstones and monuments, London Road Cemetery
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5.12.5
Heritage asset

Croyland Gardens
An area of interest for its historical associations 
with Croyland Abbey and its potential to yield 
archaeological data.  Mature trees are a major asset 
and have a signifi cant visual affect on the local 
and wider area.  Swanspool Brook is an important 
watercourse.    

London Road Cemetery
A distinctively quiet space defi ned partly by the 
alignment of the adjacent medieval road.  Its fi ne 
mature trees make an important contribution to the 
character and appearance of the space, adjoining 
areas and the skyline of Wellingborough.  A notable 
example of a formal planned Victorian cemetery 
complete with listed lodge and chapels is of some 
interest for its contribution to the social history of 
Wellingborough.  

Swanspool Gardens
This area has value by virtue of its historic 
relationship with Swanspool House and its parkland 
planting.  The 1925 OS map shows the pavilion 
and tennis courts, suggesting the gardens were 
laid out in the early part of the 20th century and 
houses on Swanspool Parade are an example of 
early social housing. Both these factors have some 
value for their contribution to the social history of 
the town.  Although, relatively common examples of 
their type, the houses have a group value and form 
an important edge to the gardens reminiscent of a 
garden city suburb.  The mature trees make a very 
important contribution to the space and skyline.  

Bassett’s Close
A pleasant early 20th century park with some interest 
for its contribution to the town’s social history, fi rst 
appearing on the 1925 OS map.  The avenue of 
beeches is also a fi ne grouping of trees.  However, 
the park is otherwise unremarkable and situated 
beyond the town centre.  

Ornamental parkland character, Swanspool Gardens

Beech avenue, Bassett’s Close

Upper Croyland Gardens, towards Croyland Hall

Early social housing provides a good setting to the park and represents part of the town’s social history
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Threats

Mature trees and vegetation have a positive • 
visual appearance on the localised and wider 
setting of these areas  

Some historical interest associated with • 
the former uses of Croyland Gardens 
and Swanspool Gardens and the gradual 
development of the town

Some fi ne historic buildings associated with • 
the cemetery 

Important recreational asset/• uses  

Strengths

Some localised detrimental features although • 
limited in degree

Some evidence of anti-social behaviour   • 

Areas of parking encroach onto the edges of • 
Croyland Gardens  

Offi ce buildings create poor settings  • 

Weaknesses

Reinstate uses in vacant cemetery chapels• 

Potential to introduce a recreational use into • 
Croyland Gardens

Improved access to and maintenance of • 
Swanspool Brook 

Improve screening to adjacent parking areas • 

Opportunities

Vandalism and anti-social behaviour  • 

Lack of maintenance of trees and spaces  • 

5.12.6 
SWOT analysis




