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PRELUDE
This Character Assessment and Tall Building Strategy document has been prepared on behalf of Northampton 
Borough Council by _space.  

This document acknowledges the importance of character and local distinctiveness, by analysing the built 
environment within Northampton’s central area in order to designate distinct character areas

The findings of the Character Area Assessment provides a sound platform to develop a strategy and or 
planning policy tool for Northampton Borough Council to appropriately deal with planning applications for ‘tall 
buildings’ in order to protect and enhance the historic skyline of Northampton.

This document is made up of 3 sections which chronologically inform one another :

CHARACTER 
AREA 

ASSESSMENT

TALL BUILDING 
STRATEGY

BASELINE
ANALYSIS

1) Baseline Analysis 

Examines Northampton’s central area using a macro analysis 
to help provide a robust evidence base for section.2 and 3 of 
this document. 

2) Character Area Assessment 

Identifies a number of character areas which collectively form 
Northampton’s central area. Each area has been analysed in 
detail via micro analysis process. 

3) Tall Building Strategy 

Provides an approach to deal with tall buildings within 
Northampton’s central area.

Want to learn more about Northampton? Follow me...
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The micro and macro anlaysis used in Baseline Analysis and the Character Area Assessment analysis have 
been fed together to support the final justification of individual character areas and the tall building strategy 
which identifies views worthy of protection and enhancement. Collectively the Character Area Assessment 
and Tall Buildings Strategy will form a key part of the evidence base for delivering robust heritage and urban 
design policy in Northampton Borough Council’s forthcoming Central Area Action Plan.
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Introduction

Character Area Assessment is an important method 
for evaluating ‘a place’. It is a well established 
technique developed to assist with the management 
of change in the built environment used to help 
support the government’s commitment to protect 
and enhance the quality of our towns and cities.

The purpose of this study is to provide a 
strategic assessment and analysis of the character, 
distinctiveness and qualities which together form 
Northampton’s Central Area. 

This study will identify character areas which will be 
used as the basis for forming locally distinctive design 
and heritage planning policies in the Central Area 
Action Plan. In addition the document will act as 
an important development control tool for officers 
dealing with applications within Northampton’s 
Central Area.

What is Character?

Character is what makes a place unique in its own 
right. It is essentially the key ingredients which 
collectively help us to differentiate one place from 
another by vir tue of its distinctiveness.  

National Guidance describes ‘Character’ as “A 
place with its own identity”.  Its objective as a key 
urban design principle in regeneration and the built 
environment is to “promote character in townscape 
and landscape by responding to and reinforcing locally 
distinctive patterns of development, landscape and 
culture”.

What is a Character Area?

“An area with a distinct character, identified so 
much so that it can be protected or enhanced  
by planning policy”

  The Dictionary of Urbanism [2005]

Background policy

From a policy perspective Character Area 
Assessment can help deliver the spatial approach to 
planning put forward in Planning Policy Statement 
� (PPS�). It informs our understanding of local 
distinctiveness, the qualities which make a place and 
its capacity for change over time. 

Alongside ‘Towards an Urban Renaissance’ the 
Government White Paper on local government, 
‘Stronger and Prosperous Communities’, promotes 
‘place making’ as a key driver for economic 
prosperity and highlights the responsibility of local 
authorities as ‘place shapers’. 

Therefore a need exists for a comprehensive 
evidence base and policies for the protection and 
enhancement of the historic environment. This is 
highlighted in the recent PPS 5 Planning for the 
Historic Environment and accompanying PPS 5 
Practice Guide written by English Heritage.

An accurate portrayal of Northampton’s Centre 
and the characteristics which make it ‘a place’ are 
essential. It will ensure that decisions made both 
now and in the future are informed by a clear 
understanding of the historic environment -  
its significance, sensitivity and capacity to 
accommodate change. 

National planning policy statements

PPS1 Delivering Sustainable Development

The government is committed to protecting and 
enhancing the quality of the natural and historic 
environment. It requires a high level of protection 
for the most valued townscapes. 

It recognises that the condition of our surroundings 
has a direct impact on the quality of life. The 
conservation and improvement of the natural 
and built environment brings social and economic 
benefits for local communities. 

It advises that development plan policies and 
planning decisions should be based on up-to-date 
information on the environmental characteristics of 
the area.

PPS 5: Planning for the Historic Environment 

It is important that all local planning authorities 
have an understanding of what exists already before 
deciding what to change. Background documents 
such as this study are required to provide a robust 
evidence base for future planning policy documents.

For the purpose of this study a ‘character 
area’ has been defined as an area contained 
within the Central Area Action Plan boundary 
which is distinct and can be categorised by 
the following key layers of information:

Edges / Boundaries

Movement & Access Networks

Character / Detail / Colour

Landmarks & Views

Urban Form

Building Typology

Heritage

Topography

Vegetation, Ecology & Open Space

•
•
•
•
•
•
•
•
•

This categorisation will enable the synthesis of robust 
strategic policies that are coherent and can inform all 
development within the CAAP boundary over the 
course of the plan period.  

CHARACTER ASSESSMENT
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Northampton ‘The Place’

Northampton today is the largest market town 
in the UK with an estimated population of 
over 205,000. Traditionally Northampton has 
been a major centre of shoemaking and other 
leather related industries. Although shoemaking 
is still important, it has been overtaken as the 
main industry by engineering (bearings, vehicle 
components), distribution and finance.  

Northampton Town is a historically rich and 
diverse place consisting of a number of areas each 
with their own distinct unique character, what it 
is today…and what it wants to be in 2026 are 
all significant periods which have been examined 
as part of this study. By 2026 it is envisaged 
Northampton will have undergone significant 
change to become a compact vibrant city with a 
population on its way to 300,000.  

Northampton’s Central Area Boundary
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The following diagram illustrates a brief chronology of Northampton over the last 1000 years and where it is looking to be in 2026.

Evolution of Northampton

[Pink boundary line highlighting CAAP line of Northampton’s Central Area]
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Stage 4. Public Consultation Workshops / 
Option Development

The consultation process worked in tandem with the 
development of the assessment work. This involved 
engagement with key partners focused around 
characterisation.

3 options were initially developed ranging between �� 
and 9 character areas. As part of the design process 
this involved consultation with Policy, Urban Design 
and Conservation representatives from Northampton 
Borough Council, WNDC and a Transportation 
representative from Northamptonshire County 
Council. 

Stage 5. Formulation of Areas  
and Guidance

After completing the analysis work for the whole of 
the Central Area, in consultation with NBC it was 
agreed that �0 character areas were contained within 
Northampton’s Central Area. As part of the strategic 
assessment work, the proactive nature of the study was 
to summarise the �0 areas and to provide the ‘Do’s and 
Don’ts’ for each of the �0 character areas.  

Based on this information, guidance principles for each 
area were then produced, identifying the key features to 
be retained, respected or enhanced in line with national 
guidance, policy and best practice.

Photographs of workshop 8th April 2010

5 Stage Review Process
In order to fully understand the complexities of Northampton’s Central Area a 5 
stage process was undertaken. It considered all vital information available to justify 
the designation of character areas.  The review process is summarised below:

Stage 3. On-site Review 

On-site review provided an 
opportunity to check the 
initial draft character area 
boundaries, identified in the 
desktop study and investigate 
the characteristics at a more 
detailed level, to help make 
a final judgement about the 
perceptual definition of each 
area.

The on-site review process 
involved further urban design 
analysis, modelling and a 
record of photographs to help 
illustrate the areas and to help 
refine the basis for evaluating 
the different areas. Furthermore 
initial judgements were also 
made about the strength of 
character based on the range 
of different features of that 
particular area.

Stage 1. Data Review

The initial stage of the 
assessment work looked at a 
rigorous review of all baseline 
information.

 This included background 
documents submitted by 
NBC and WNDC including 
masterplans and previous 
work commissioned, 
Ordnance Survey maps, aerial 
photographs, G.I.S. mapping 
and historical maps including 
Conservation Areas, Scheduled 
Ancient Monuments, listed and 
locally listed buildings.

Stage 2. Macro Analysis

The macro analysis was principally 
undertaken using a series of urban 
design analysis techniques to 
understand how Northampton’s 
Central Area works or in some 
cases does not.

In total �4 layers of analysis form 
the macro analysis, the results show 
the complexities of the place and 
an overarching understanding of 
Northampton central area. The results 
of the macro analysis are illustrated in 
the next section of the document.
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MACRO Analysis
This stage of the design process will work in tandem 
with the analysis contained in the character area 
assessment section to help support the Tall Building 
Strategy. It will assist with the justification of policy 
recommendations for key views and an approach to 
deal with ‘tall buildings’.
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ANALYSIS METHODOLOGY

Introduction 

MACRO ANALYSIS
          [Multi- layered]

 OUTCOME
    [Key findings]

          JUSTIFY
[Identification of 10 Character Areas]

           STRATEGY
 [Guidance & Policy Recommendations]

(Design process diagram illustrating the evidence base informing character areas, guidance and policy recommendations)

The identification of Character Areas and establishing key views that merit protection is vital to the 
future development of Northampton. These actively play an important role in the overall image and 
perception of the town.

Towns and cities are complex places to understand. A multi-layered approach of analysis is one way 
of breaking down the complexity of the place to help gain a greater understanding of Northampton. 
The macro analysis will also help formulate robust evidence to support proactive measures which will 
help to protect and enhance the appearance of Northampton.

The following layered analysis for Northampton’s Central Area will help form the evidence base to:

(a) Support character area designation within the CAAP.

(b) Justify strategically important views of Northampton and formulate recommendations for a skyline policy.
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MACRO Analysis - �4 Layers of Analysis

LAYER.3 Urban Structure
OUTCOME: To help gain a greater understanding of 
the evolution of Northampton. This layer of analysis 
will help to appreciate the history of Northampton in 
terms of its arrangement and relationship of streets, 
spaces and urban morphology. How the area has 
changed over time and what remains today.

Layer.7 Streetscape
OUTCOME: To acknowledge the qualities of streetscape 
spread throughout Northampton.

Layer.1 Lynchian Analysis
OUTCOME: To examine the key components which 
make up the town and how this is laid out across the 
study area boundary in terms of landmark buildings, 
key paths, edges and nodes. Such an approach helps to 
clearly identify the way a place works or in some cases 
does not.

Layer.2 Natural Topography
OUTCOME: To acknowledge the dramatic topography  
and understand the role it plays within the central area. A 
physical model was created to establish the change in levels 
experienced throughout Northampton at 10m contour 
intervals. This layer of information is critically important to 
help appreciate the visual experience of the town.

Layer.4 Urban Grain
OUTCOME: To appreciate the pattern and arrangement 
of street blocks and plots within the central area. This will 
help to identify locally distinctive street patterns within the 
study area which have responded to the historic evolution 
of the town and the topography. 

Layer.5 Strategic Views of Skyline
OUTCOME: To appreciate the physical form of the 
town and visually understand important views of 
Northampton’s skyline from north, west, east and south.

Layer.6 Scale and Height
OUTCOME: To acknowledge the variety in scale and 
height across the town in different areas.

Layer.9 Landmark Buildings
OUTCOME: Identification of landmark buildings within the 
central area which are buildings used as external reference 
points. These are not just restricted to listed buildings.

Layer.10 Transport Infrastructure
OUTCOME: Understand how the town works from a 
movement and accessibility point of view and to identify the 
primary movements made within the central area. 

Layer.11 Regeneration Areas
OUTCOME: To appreciate potential future changes to 
Northampton’s central area which look to improve the 
way in which the town currently functions.

Layer.12 Flight Paths
OUTCOME: Consultation with the airport to understand  
the implications of flight paths across the central area.

Layer.8 Existing Tall Buildings
OUTCOME: Identify the location of existing tall buildings 
within the central area and appreciate the impact that they 
have on views.

Layer.13 Conservation
OUTCOME: To highlight the location of listed buildings, locally 
listed buildings, Scheduled Ancient Monuments and Conservation 
Areas and to highlight the historical and architectural significance.

Layer.14 Open Space & Public Realm
OUTCOME: Identification of public realm and open 
space within the central area and to understand the 
relationship between these spaces.

Layer.1 Lynchian Analysis

Layer.2 Natural Topography

Layer.3 Urban Structure

Layer.4 Urban Grain

Layer.10 Transport Infrastructure

Layer.11 Regeneration

Layer.8 Existing Tall Buildings

Layer.9  Landmark Buildings

 

Layer.5 Strategic Views of Skyline

Layer.6 Scale and Height

Layer.7 Streetscape

Layer.13 Conservation

Layer.14 Open Space & Public Realm

Layer.12 Flight Paths (Sywell Airport)
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Edges

Edges are linear elements, not considered paths by 
the observer – a wall or railway line, for instance. Such 
edges may be barriers to movement but they may also 
be seam lines in which two regions are related and 
joined together, such as the River Nene and Grand 
Union canal. Although not as important as paths, they 
are important organising features for people using the 
town.

Districts 

These are the medium to large sections of the town 
and are effectively ‘character areas’. These are normally 
considered to be of two-dimensional extent, which 
people define themselves as being “inside of ” or 
“outside of ”. They have some common or identifiable 
character, which causes people to think of it as a place 
or in this instance a character area. 

Nodes

Nodes are the strategic spots in a town into which 
people can enter. These are the intensive focal points 
for activity. They are often formed by the crossing 
or convergence of paths, a transportation stop, or 
concentrations of activity related to some use or 
physical character, such as a market or public square. 
Nodes, or their wider role as forming centres, are 
typically the intensive foci of the area in which they sit. 
They are often the dominant feature viewed often as 
the central heart of a place or area. 

Landmarks 

Landmarks are a point-reference. They are usually 
a physical object such as a building, structure or 
something incredibly distinct that makes a place 
easy to navigate around. They are singled out as one 
element within many elements. They may be distant, 
strategic landmarks seen from many places, like a tall 
tower or chimney, or they may be more visible from a 
certain angle in the street, such as a pub on a corner. 
Nevertheless it is a reference point with which people 
experience their own ‘mental’ map. 

Paths

Paths are the channels along which people customarily, 
occasionally, or potentially move. In this analysis we are 
directly referring to key paths of movement as these 
are the predominant elements of urban structure. 
They form the majority of the townscape as they allow 
people to observe the town while moving along these 
key paths.

LAYER.1 LYNCHIAN ANALYSIS
Kevin Lynch, an American urban planner, who in the 1960s published ‘Image of the City’ devised a 
perceptual mapping system for understanding how towns and cities work. This is known as ‘Lynchian 
Analysis’ and looks at 5 keys areas of analysis; Edges, District, Nodes, Landmarks and Paths.

The approach allows us to develop a clear and comprehensive image of the town, one which is 
coherent and legible and reflects a fair representation of Northampton. 

Bedford Road
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LAYER.2 NATURAL TOPOGRAPHY

80m

70m

60m

50m

40m

30m

20m

�0m

0m

The topography of Northampton’s Central Area from the south 

The topography of Northampton’s Central Area from the west 

 Visual Analysis of Topography
Topography plays a huge role in the overall feel of Northampton’s Central Area. The northern edge of the 
CAAP boundary sits at approximately 80m above sea level. This results in any development located along this 
upper ridge being prominent from strategic views from the south. Currently the most prominent buildings 
appearing on the skyline are Northampton House, Greyfriars and The Grosvenor Shopping Centre.

The following diagram shows how the change in levels gradually falls at �0m contours to the south of the 
CAAP boundary where the River Nene and flood plain are located. 
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LAYER.3 URBAN STRUCTURE
Understanding the processes that have shaped the urban form of Northampton Town 
over the years is an important step towards understanding ‘urban structure’. Structure 
comes about by many processes; over many years and taking a chronological approach  
to analyse this further allows a deeper understanding of the place we experience today.

1832 - Market Focus of Northampton 

London

Weedon

Market Harborough

Wellingborough

Billing

Kettering

Market

The following diagram highlights the convergence of key routes closely linked to the foundation of 
Northampton in addition to its subsequent growth. Historically routes lead to major places such as 
London or Bedford and some lead to places that would have been vital for the supply of livestock, 
grain and related goods such as leather - like Billing or Harlestone.  

Origins
The original structure of Northampton in the 9th 
Century was based around the castle and defence walls 
that were present along Bridge Street, The Drapery, 
Bearwood Street and Scarlet Street.  The castle had 
natural defensible boundaries to the west and south due 
to its proximity to the course of the River Nene.  The 
original growth of the town came later when the centre 
of the town shifted East to what is now All Saints when 
the Saxon town walls were built to the east and north.  

Late Medieval Ages
The focal point in the town at this time was the market 
square where weekly markets took place. The market  is 
strategically located in the heart of the town and is at the 
centre of important ancient trading routes. These routes 
traditionally led to other major towns and cities such as 
Bedford and London, and as a result promoted the town 
as a primary location for a market. The market formed 
the hub of the town centre and is clearly identifiable 
on all of the figure ground plans. As can be seen within 
the plans of Layer.4 the strategic position of the market 
highlights how the town has evolved around this focal 
point. Surrounding the market in medieval times were 
burgage plots. They formed four sides of a square with 
developments along Gold Street, Abington Street and St 
Giles Street. The result of these plots was a consistent 
pattern of long plots – still present today.

16th – 19th Century
In 1675 Northampton suffered from a great fire that 
spread across the town. The fire destroyed half of the 
houses in the town as well as many public buildings and 
jeopardised the urban grid. After the fire many of the roads 
were widened and the many orchards and pastures which 
existed in the town centre provided an abundance of land 
for future growth. This was the first land to be developed 
after the fire. The rebuilding of the town brought about 
the rebuilding of the decorated All Saints Church, the Law 
courts at Sessions House.

By the early 18th century the town was described as one 
of the handsomest and best built towns in England (Daniel 
Defoe – 1724). In conjunction to the redevelopment, 
Northampton finally got a navigable river in 1761.  At this 
stage the goods brought by barge didn’t stimulate any real 
industrial growth, as the main product was sea coal, which 
served the domestic market. The position of the buildings 
reinforced the original layout of the town with the centre- 
piece still being the Market Square.

The market at this time generated the economic success 
and social life of the town. Many regular fairs generated 
local trade and by the mid 19th century it was selling 
large amounts of agricultural machinery. This function of 
the town sustained it as an economic and administrative 
centre for the county, which had one of the greatest 
concentrations of aristocracy and gentry in the country.
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By 1835 the shoe industry started to define the character 
of the town. As with the leather workers, shoe makers had 
been prevalent in the town since the 16th century due 
to the easy access to hides and oak bark for tanning. The 
manufacture of shoes began to intensify due to the more 
mechanised processes and the needs of the nations armies. 
The 12 factories listed in 1812 increased to 40 in 1830, 25 
of them were wholesalers. It was the largest industry in 
1835 but not the only one as there were two breweries, 
three iron foundries, a flour mill, and lace making that 
was described as being superior to that which was being 
produced by Nottingham in 1840. It is during this period 
of industrial growth that the town we know was created 
and when many of Northampton’s surviving Civic Buildings 
were built. These notable buildings include the Public 
Library, the Guildhall, the Public Baths, the Fire Station, the 
Police Station and the Royal Theatre. The expansion of the 
town to the north and east during the industrial era was a 
reaction to the economic and topographical environment.

20th Century
Moving into the 20th Century, the shoe industry started 
to decline and the urban grain of the town began to 
change. The first council houses were built in the 1920s 
and continued till after 1945. Private house building also 
grew in number around this time. Houses that were built 
around this era could accommodate the growing numbers 
of those who migrated from London to Northampton 
after Northampton was designated as a new town in 1965. 
The urban grain around this time has larger footprints 
which break up the continuum of small plot sizes. Such 
developments can be seen today, predominantly in Spring 
Boroughs such as St Katherines Court and New Life 
apartment blocks. In the late 20th century, the biggest 

1942 - Market Focus of Northampton 

LondonTowcester

Weedon

Harlestone

Market Harborough Kettering

Wellingborough

Billing

Bedford

Market

The following diagram highlights wider links to the Market. The route from Weedon to Wellingborough 
West to East through the town (along Gold Street) is an ancient trading route.  The route became 
more established in Roman times when pottery was produced near the clay-pits in Duston, and it was 
sold in the Roman settlement at Irchester which is just to the south of Wellingborough. The diagram 
highlights how these ancient trade routes promoted the town as a successful location for a market 
and then influenced the direction of its urban expansion over its 800 year history.

change to the existing grain came with the development 
of the Bus Station in 1974 and the Grosvenor Shopping 
Centre in 1975. These developments still have a big 
presence in the town due to their large footprint. The 
Grosvenor Shopping Centre reinforces the retail nature  
of the centre, located to the north east of the market.

Today…21st Century
Whilst much development has occurred since the 16th 
century, the town centre still reflects the original medieval 
grid pattern. The centre also retains parts of its heritage and 
street names in the Historic Core such as, Mercers Row; 
The Drapery; and Woolmonger Street which reflect the 
original wool making industry of the town.

Historic streets together with the towns heritage have been 
preserved in the central area as a result of the conservation 
areas that were adopted by the council in the 1970’s and 
1980’s. Such legislation has enabled Northampton to retain 
its historic charm and quality whilst enabling the Market 
Square to still be the heart of the town centre.

St.Peters Way - 1959
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The following diagram illustrates the current figure ground formation for Northampton’s 
Central Area.  A figure ground which has evolved over time but retained the urban 
structure which has helped to make Northampton a historic market town.

LAYER.4 URBAN GRAIN
The typical pattern of building plots and streets in the central area stems from the historic core and 
more specifically the ‘cross road’ which is lined by the 3 churches of St.Peters (to the west), Holy 
Sepulchre (To the north) and St.Giles (to the east). Along these routes the grain has been made up of a 
‘fine grain’ with many streets and smaller plots.

The strong form of the ‘cross road’ that lies at the heart of Northampton still remains today and dictates 
the urban structure of the central area. These north-south and east-west primary routes do not only 
shape current key movements but have shaped the grain of the central area for centuries. These ancient 
trade routes promoted the town as a successful location for a market and then influenced the direction 
of its urban expansion over its 800 year history.

FIGURE GROUND - 1610 - 2010
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The historic market square is located at 
the intersection of the crossroads with its 
footprint having dominated the urban grain 
of Northampton at the time of the 17th 
Century through to the present day. The grid 
of major transport routes running into the 
Market Square provides a robust and flexible 
urban form from which many of the streets 
still survive. 

The grain however for the whole central 
area is fragmented with areas outside of 
the Historic Core largely categorised by 
larger plot sizes which have accommodated 
industrial and retail uses.  

URBAN GRAIN - 2010
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LAYER.5 STRATEGIC VIEWS OF SKYLINE

Strategic views have been examined by looking at various panoramics of Northampton’s 
central area. These are examined and justified further within the Tall Building Strategy to help 
support policy recommendations. This layer examines the physical form of the central area 
utilising the a 3-Dimensional model. The views from the north, south, east and west to help 
give a better understanding of the physical elements which make up Northampton and will 
influence the strategically important views of the town.

All Saints

St. Giles

SKYLINE OF NORTHAMPTON - 2010

St.Sepulchres

St. Sepulchres All Saints
St.Giles

HISTORIC SKYLINE OF NORTHAMPTON -1747

SKYLINE OF NORTHAMPTON - 2010 [3D Model]
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3D MODEL OF NORTHAMPTON’S CENTRAL AREA

A 3-Dimensional model of Northampton’s Central Area has been developed to help to gain a greater 
understanding of the physical form. 

The following snapshots have been taken from north, south, east and west to highlight how the town 
currently sits within the land form which drops from the north at approximately 80 meters above sea 
level to the River Nene and the flood plain to the south at 0m above sea level.  

Carlsberg Brewery Castle Station BT Exchange Building

3D snapshot showing the Marina, Midsummer Meadow, Becket’s Park and AVON sitting along 
the River Nene with the built form of the surrounding area working with the topography and 
gradually stepping up with the change in levels.

PHYSICAL FORM OF CENTRAL AREA LOOKING FROM THE EAST
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PHYSICAL FORM OF CENTRAL AREA LOOKING FROM THE NORTH

New Life Apartments

Greyfriars Bus Station

Post Sorting Office

3D snapshot from the north looking down the upper plateau highlighting several landmark 
buildings including the Post Sorting Office along Barrack Road, Greyfriars Bus Station and the 
New Life Apartments in Spring Boroughs.

PHYSICAL FORM OF CENTRAL AREA LOOKING FROM THE SOUTH

AVON HQCarlsberg Brewery

Grosvenor Shopping Centre

3D snapshot from the south encapsulating the whole of Northampton’s Central Area with 
key landmark building Grosvenor Shopping Centre breaking the skyline situated to the north 
on the upper plateau. Carlsberg and AVON sitting at the lower level still remain significant 
landmarks within the area.
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PHYSICAL FORM OF CENTRAL AREA LOOKING FROM THE WEST

AVON HQSol Central

Castle Station

Post Sorting Office

3D snapshot looking from the west highlighting the significant change in levels. Key landmark 
buildings identified include the Castle Station and Sol Central which sit along Black Lion Hill and 
Marefare running towards All Saints Church.

PHYSICAL FORM OF CENTRAL AREA LOOKING FROM THE NORTH  WEST

3D snapshot looking from the north west towards the heart of Northampton with the central 
focus of the Market Square and the Grosvenor Shopping Centre. Development steps down 
moving towards the River Nene and Brewery District character area.

Market Square

Carlsberg Brewery

AVON HQ

Greyfriars Bus Station
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HISTORIC CORE

GREYFRIARS

ST. JOHNS

UPPER MOUNTS

GRAFTON STREET

Grafton Street

Heights of buildings within this character area range 
from � – 6 storeys high.  The area is dominated 
by residential buildings standing at 2 – 3 storeys 
high. Castle Primary School is � storey high and is 
dwarfed substantially by the Post / Sorting Office 
that stands 6 storeys at its highest point.

Upper Mounts 
Heights of buildings in Upper Mounts range from 
� – 6 storeys. Civic buildings that are located 
along Upper Mounts are between 2 – 6 storeys 
with the Fire Station being the tallest.  The 
south eastern section of the character area is 
dominated by linear forms of terraced housing 
standing at 2 storeys. 

St.Johns 

Heights of buildings range from 2 – ��/�2 storeys 
within this character area.  It is within St Johns 
that the range of building heights complements 
the surroundings best.  For example there are a 
mixture of buildings between 2-5 storeys along 
Guildhall Road.  The Pinnacle is the tallest building 
in the area at �2 storeys. 

Historic Core

Heights of buildings within the Historic Core range 
from 2 – 5 storeys. Buildings located close to the 
cross roads range from 3 – 4 storeys high with All 
Saints Church gracing the skyline at approximately 
6 storeys. The range of building heights throughout 
the conservation areas adds to the Historic Core’s 
charm. Each church tower is distinctly taller than 
their neighbouring buildings and emphasises the 
medieval character still present in the town. 

Greyfriars

Buildings within Greyfriars such as the Bus Station 
and Grosvenor Shopping Centre dominate the 
skyline standing at approximately 9 and 7 storeys 
respectively.  Their mass is particularly substantial 
compared to other buildings within the area.  

BREWERY DISTRICT

AVON

CLIFTONVILLE

SPRING BOROUGHS

CASTLE STATION

LAYER.6 SCALE AND HEIGHT 
Brewery District 
Heights of buildings in this character area mainly 
range between 2 - 4 storeys. The exceptions 
are the two gasometers that are approximately 
5 storeys in height, and the Brewery which at 
its highest point is approximately 8 storeys. The 
Brewery is the most dominant structure within 
the area due to its large building mass. 

Avon 

The scale of buildings within this area differs 
between the northern section of the site and 
the southern. In the north, the AVON building 
at its highest point stands at 8 storeys high. 
In the south, where there the proportion of 
buildings is largely residential, heights range 
from 2 - 3 storeys. 

Cliftonville

Within this area, building heights range from  
2 - 6 storeys.  The character area is mainly 
dominated by NHS buildings which stand at  
3 - 4 storeys. However the General hospital 
chimney stands at approximately 6 storeys  
high and is a narrow structure.

Castle Station 

Castle Station at its highest point is 2 storeys 
high. This combined with its position within a 
dip, means that it is not a focal point within 
the town.

Further details of cross sections can be found in the Character Assessment section  Further details of cross sections can be found in the Character Assessment section  

Spring Boroughs

Spring Boroughs is an area that accommodates 
a contrast in residential building heights.  The 
area mainly consists of residential at 2 – 3 
storeys high, with the exception of post war 
tower blocks that are 6, �0 and �2 storeys high.



LAYER.7 STREETSCAPE

Example a narrow lane cutting between 
streets locally referred to as ‘a jetty’.

Example of streetscape surrounding the historic market in the Historic Core Character Area. 

CA1 CA2 CA3 CA.4

CA5

CA10

CA6

CA9 CA8 CA7

STREETSCAPE - VISUAL SUMMARY

CA6 - Grafton Street

CA7 - Upper Mounts

CA8 - St.Johns

CA9 - Historic Core

CA10 - Greyfriars

Streetscape quality throughout the study area varies enormously from 
superbly defined intimate streets of the Historic Core with its ‘jettys’ 
and market square, to the spacious undefined street hierarchy of 
Spring Boroughs.

Each area has its own distinct feel. Nevertheless in areas where 
tall buildings currently exist it is often to the detriment of the 
streetscape quality, particularly at lower floor levels.  Too often people 
concentrate on the impact of height and how the building touches 
the sky yet it is equally critical to consider what happens at street 
level. 

In order to address this rather than prescribe each area individually 
‘Criterion.7 Urban Pattern, Alignment and Streetscape’ of the Tall 
Building Guidance will seek to ensure that all proposals will maximise 
the opportunity to create a high quality streetscape environment.

CA1 - Brewery District

CA2 - Avon

CA3 - Cliftonville

CA4 - Spring Boroughs

CA5 - Castle Station
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7 8 9

1 2 3
4

5 67

8

9

�. New Life Buildings

2. Greyfriars Offices

3. Northampton House

4. Park Inn

5. The Pinnacle

6. Royal & Derngate Theatre

7. All Saints Church

8. St.Giles Church

9. BT Exchange building

LAYER 8 EXISTING TALL BUILDINGS
Like most towns and cities Northampton has a number of tall buildings. The most obvious ones are located 
in the Spring Boroughs character area. Here two buildings recently renovated as New Life are prominent 
on a number of strategic views especially from the south and west of the town.

Greyfriars character area contains the most; Greyfrairs, Northampton House, Park Inn and the Grosvenor 
Centre. These existing tall buildings have a visual impact on the skyline and to some extent detract from 
the church spires of St.Giles and All Saints.

Located on a lower plateau St. Johns contains a number of tall buildings; The Pinnacle, BT Exchange and 
Derngate Theatre all of which can be seen from strategic views from the south, whereas St. Johns carpark 
and The Bloomsbury whilst tall, are disguised by the change in levels.

1 2 3

4 5 6

EXISTING TALL BUILDINGS
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LAYER.9 LANDMARK BUILDINGS
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Landmark buildings play an important role in the structure of a town or city. They are best described 
as a prominent or conspicuous. These buildings can be of outstanding historical, aesthetic, or cultural 
importance and are often declared as such and given a special status. Landmark buildings are also an 
integral part of key views as they help to encapsulate the essence of an area and therefore play an 
important role in the identity of Northampton Town. 

The following section analyses the key landmarks within Northampton’s central area. These building have 
been grouped to reflect the contribution they make to the visual appearance of the town. They have 
been categorised into 3 groups - positive, negative and neutral.

SUMMARY OF LANDMARKS BUILDINGS
Carlsberg Brewery – This building has a strong geometric form and a large glass 
gable end facing the riverside through which the tanks and pipes of the brewing 
hall can be seen. At its highest point it is 8 storeys high. The Brewery is a dominant 
complex of buildings and structures designed by the Danish architect Knud Munk 
and has been standing since the early 1970’s. Its unique structure can be seen from 
strategic approaches from the south and from the east.  

Gasometers – The Two Gasometers on both sides of Towcester Road, and north 
and south of the river are two structures that assist orientation around the Brewery 
District character area. Locally they are both clearly visible structures yet outside of 
the central area they have little impact on the skyline. 

Victorian Office Building fronting St Peter’s Way – This is an attractive structure 
that uses a distinctive red brick material that is reflected in other parts of the 
character area. As the building is only 2 storeys high it has little impact on the local 
and wider skyline, it is its building quality which sets it as a landmark in the area.  

AVON headquarters – This is a key landmark in the southern section of the central 
area, due to its height at 8 storeys and its large footprint.  The vegetation and trees in 
Beckets Park assist in shielding the building, however it is a prominent feature on the 
sky line when entering the town from the south. 

Power Station – The power station which was built in the 1920’s is an attractive 
structure built using the local palette of materials. It is a historical monument within 
the Avon character area that at only 2 storeys does not noticeably impact on the 
skyline. 

Hospital Chimney - Sewerage Works - is a prominent feature not only in the 
character area but in Northampton town centre as a whole. The chimney can be 
seen from key views out of the town centre, yet it doesn’t dominate the skyline due to 
its column-like structure. 

1

2

3

4

5

6

Diagram highlights the landmark buildings which are located within Northampton’s Central Area.

Neutral contribution to the visual 
appearance of the town.

Positive contribution to the visual 
appearance of the town.

Negative contribution to the visual 
appearance of the town.
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St Katherine’s Court – This is a 10 storey post-war residential block that 
is a dominate feature on the town’s skyline. It can be seen from the western 
gateway into the town as well as being a prominent landmark from views 
outside the central area, mainly to the north and west. 

 

New Life Apartments / Claremont Court – At 12 storeys, and standing next 
to each other, these structures are particularly prominent landmarks, assisted 
in part by recent re-cladding giving them a modern appearance.  They are 
noticeable structures on the skyline and dominate local views.  They break the 
sky line of the town significantly and are easily identifiable structures. 

Castle Hill Reform Church – similar to the Victorian building fronting  
St. Peters Way in the Brewery District character area, is an attractive building 
nestled in-between post modern structures.  Its contrast in architectural style to 
the surroundings promotes its landmark status. 

 
Castle (Scheduled Ancient Monument) –This monument is located in the 
south east of the character area and is of particular historical importance.  It is 
thought that the castle was first constructed around 1100. It now remains as 
a postern gate - a historical memorial of Northampton. It is for these historical 
reasons that it is an important landmark reflecting the town’s heritage. 

 

Northampton Railway Station – The station is a landmark in the town as it 
is a major transport hub however the station building is nondescript and does 
not have any presence on the current skyline. 

Post Office/sorting office – standing at 6 storeys high this building is situated 
at the most northerly point of the central area boundary.  As a result it can 
be clearly seen from the northern entrance to the town. Due to its mass the 
building dominates local views in the character area.  

7

8

9

10

11

12

Converted Church - Chiropractic Centre – The church which is unique in the 
character area for using the traditional building palette is a landmark due to its 
traditional architectural style. 

Fire Station – The fire station is both a tall building and a heritage landmark; 
it stands at 6 storeys tall and dates back to 1955.  It is the most noticeable 
landmark along Upper Mounts, a road that is lined with numerous civic 
buildings. The fire station can be seen from the north entrance into the town 
centre. 

 

Chronicle and Echo – Although not as noticeable as the Fire Station, it is a 
landmark post-modern building that blends in with the traditional local palette 
of building materials. 

 

Former Cannon Cinema – This building has minimal impact on the skyline 
from outside the central area, however it is a landmark due to its grade 
II status and iconic art deco style, strategically positioned on the corner of 
Abington Street.  

The Pinnacle –This is the tallest building in the St Johns character area. 
Standing at 12 storeys high it is also the tallest building nearest to the Historic 
Core.  It is a landmark residential building in the town that has been built 
recently.  

 

Royal & Derngate Theatre – This building is an iconic cultural landmark 
within Northampton and a prominent landmark within the character area. It 
stands at 5 storeys high and lines 2 streets. 
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St. Johns car park – Standing at 6 storeys and located at the southern end of 
the character area, the car park is a landmark predominantly due to its height 
and position on Victoria promenade. It has a strong presence on local views in 
the character area as well as when approaching the town centre from the east 
or south. 

 
Morrisons Supermarket - Is nestled within a residential area in the southern 
section of the character area. Its large footprint differs to nearby buildings within 
the vicinity. As the supermarket is a node of activity and is used frequently by 
locals it has been given landmark status. The traditional cattlemarket towers 
at the front of the supermarket make it unique and impact on the local, wider, 
views.  

All Saints Church – One of the oldest and prominent landmarks in 
Northampton, this church is noticeable on the skyline both locally and outside 
the central area.  It provides a reference to the central part of Northampton. 
Its setting, surrounded by Georgian and Victorian architecture reinforces its 
importance in the town.  

St. Giles Church – Similar to All Saints Church, this church provides a historic 
reference to Northampton’s past. The tower of the church can be seen from 
views outside of the central area. 

St. Peters Church – This church is most noticeable for its architecture and its 
traditional honey stone appearance. 

 

Church of the Holy Sepulchre – This church is unique as it is one of the only 
remaining round churches in the country.  The church spire can clearly be seen 
within the northern part of the central area and also provides a landmark when 
entering the town from Barrack Road in Upper Mounts.
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Northampton House – this structure is the most prominent landmark in 
Northampton. Not only does it dominate the local skyline, but it can also be 
seen clearly from key points outside the central area in the north, east and 
south. This is due to its height of 12 storeys and large building footprint with 
added external balconies.  

Grosvenor Centre – similar to Northampton House, this building has a strong 
presence on both local and wider views. It can clearly be seen from the market 
square and dwarfs nearby buildings.  Built using brown brick and concrete, 
the large mass and height of the structure is what makes it noticeable on the 
skyline and can be seen outside of the centre in the south, east and west. It is 
also a landmark for its use as the major retail hub within the town. 

Park Inn – is a hotel located on the south east edge of the character area, next 
to the ring road. It is 9 storeys in height and provides a local landmark. It can 
also be seen from the west of the town centre.

Swimming Baths – located adjacent to the fire station, this civic building stands 
at approximately 4 – 5 storeys and has been designed in an art deco inspired 
style.  Although not as noticeable as the fire station it impacts on local views and 
is a place of public activity.  

 

Bus Station – the bus station is a dominant, monolithic structure located 
adjacent to Greyfriars. It is clearly noticeable on local views and can be seen 
within some wider viewpoints. It is a prominent landmark in the town due to its 
large building mass and height, standing at approximately 6 – 7 storeys. 

Sol Central – A leisure and entertainment complex located along Marefair 
which is a major approach to the centre of Northampton. The contemporary 
design relates well to the street and is a major destination point due to its mix 
of uses.
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Pedestrian Accessibility
Within the inner ring road traffic volumes are moderate. Much good work has been done to remove through traffic and 
locate car parks accessed from the inner ring road. Only a few streets are pedestrianised (e.g. Abington Street) although 
many are lightly trafficked by buses, taxis and service vehicles (e.g. Drapery).

Changes to the street hierarchy are ongoing with enhanced pedestrian and cycle priority being afforded (e.g. Gold Street). 
The design of the existing bus station and its associated access streets, Greyfriars and Lady’s Lane are a major impediment 
to pedestrian movement in the north of the town centre. This relates not only to pedestrian access to the bus station 
itself but also across this area to the Crown Court and Church Lane areas of the centre.

The inner ring road is a barrier to pedestrian movement between the town centre and surrounding neighbourhoods 
and facilities, in particular to Castle Station and the Hospital at present. Without improvement it may be a barrier to 
future new development areas to the south of the centre. Recent improvements for pedestrians have been made at the 
Marefair/Horsemarket junction, elsewhere especially in the Broad Street area the inner ring road is/feels like a major 
barrier to pedestrian connectivity

The town centre (for visitors) is difficult to navigate around even though the finger post signing is good.  Locating either 
the rail station or bus station in particular is not simple, especially the routing through the Grosvenor Centre. For visitors 
arriving at either the rail or bus stations routing to the heart of the town is not obvious.

Cycle Accessibility
Only limited numbers of 
cyclists were observed in 
the town centre. Given the 
limited streetspace available 
within the inner ring road and 
the competition from other 
modes for this space, buses, 
pedestrians, service traffic etc, it 
is considered appropriate that 
only limited dedicated facilities 
for cyclists are available. Sharing 
of streetspace with others in 
the heart of the centre is most 
appropriate.

Diagram illustrating 

‘walkable town’ exercise. 

5minute and 10minute 

walking distances from 

the Railway Station, Bus 

Station and Avon

LAYER �0 TRANSPORT
The following section examines the transportation angle of Northampton’s central area. This analysis in 
particular looks at pedestrian, cycle, bus, rail and vehicular accessibility in addition to transport access and 
parking to help gain a greater understanding of how Northampton works as a place. 

Ring Road

Distributor Roads

Main Through Routes

Pedestrianised Route
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Large surface carparking areas along 
important routes

Railway station - arrival point from the train

MAJOR TRANSPORT NODES

Railway Station Bus Station
Railway Station Bus Station

The following illustration highlights the 
location of the two major transportation 
nodes within Northampton’s Central Area.

Bus Accessibility 
The town has a comprehensive network of services provided primarily 
by two operators, First and Stagecoach. Daytime service frequencies 
are good. These decline substantially in evenings and Sundays but 
network coverage at these times remains substantial.

The bus station is large and of sufficient size to meet all reasonable 
operator demands.

The key issues with bus accessibility are;

(a)  The bus station is well used but its environment and its passenger 
access routes are poor. Indeed with the exception of the route via 
the Grosvenor Centre they are very poor.

(b)  There are very limited cross town bus services. Vir tually all services 
commence/terminate at the bus station. This service pattern 
is satisfactory from a retail perspective with all buses stopping 
close to the retail heart of the town. However it means that key 
employment/visitor destinations such as the hospital have poor 
connections to the majority of the town requiring interchange at 
the bus station. A similar situation applies to the rail station. 

Rail Accessibility
The railway station is a major entry and exit point for the town. 
However it is some 880m from the Market Square. Rail users must 
cross two major roads to reach the town, in particular the Horse 
Market with its five lanes of traffic. The recent improvements to 
the junction do enable pedestrians to cross this route in a single 
movement.  

Traffic Access and Car parking
The major car parks are well located relative to the inner ring 
road and hence traffic flows in the heart of the centre are modest. 
However Horse Market/Broad Street does carry high volumes of 
traffic and this route could be considered as passing through the heart 
of the centre rather than being a distributor road around it.

It appears that a uniform car parking standard applies to new 
development regardless of whether it is in the town centre, edge of 
town or more peripheral locations. Current best practice is that town 
centre locations should have more restrictive standards and therefore 
with regards to tall building guidance some input on appropriate 
parking standards is likely to be necessary.

Bus Station environment
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LAYER �� REGENERATION
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The following diagram highlights emerging thinking for future interventions for improvements 
to movements and accessibility. 

In addition to overcoming movement this layer of analysis helps support protection gateway 
views as they are important to the overall perception of Northampton.

LAYER �2 FLIGHT PATHS 
Consultation with Sywell Airport took place as part of the tall building baseline assessment. 
The following diagram illustrates the flight path highlighted as of significance with no building 
over 90m allowed.
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LAYER �3 CONSERVATION
The following diagram highlights the 4 Conservation Areas, Scheduled Ancient 
Monuments and listed buildings within Northampton’s Central Area.

Holy Sepulchre 
Conservation Area

St.Giles 
Conservation Area

Derngate 
Conservation Area

All Saints 
Conservation Area

Listed Building - Grade.I

Listed Building - Grade.II*

Listed Building - Grade.II

Locally Listed Building

Scheduled Ancient Monument

LAYER�4 OPEN SPACE & PUBLIC REALM
The following diagram illustrates open space and public realm within Northampton’s Central Area.  

School fields 

Holy Sepulchre 

Bus Station East 

Bus Station East 

Becket Park 

Trees and Vegetation (Hospital area)

Marina

Open space adjacent to Towcester Road 

Market

The Foot Meadows 

St.Peters Green 

Remembrance 
Park 

Castle Mound

Open space around Park Inn

Bus Station West 

Midsummer Meadow

St. Giles Church grounds
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Character Area Assessment

The following section of the document identifies 
and explains in detail 10 character areas which 
collectively form Northampton’s central area.
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Character Area Methodology 
Northampton’s Central Area is a historically rich and diverse place made up 
of a number of distinct areas each with their own character and identity.

This Character Area Assessment examines 9 important layers of information 
which help to gain an overall understanding of the complex nature of 
Northampton’s Central Area. The strategic assessment will be used as a basis 
to identify a series of ‘character areas’ which exist within the central area.

Building Typology

Landmarks and Views

Topography

Urban Form

Character / Detail / Colour

Heritage

Movement and Access Networks

Vegetation, Ecology and Open Space

Edges and Boundaries

[9 layer assessment for Northampton’s Central Area]

The 9 key layers for the Character Assessment are listed 
below and look at the following:

Edges/ Boundaries 

Adopt a Lynchian Analysis to help identify within 
the character area all important edges and 
boundaries. This layer will help with establishing 
the boundaries of the character area in relation 
to one another. 

Movement & Access Networks

Examine how people and vehicles move through 
streets, places and spaces in each of the areas.  

Character/ Detail/Colour

Alongside ‘urban form’ and ‘heritage’ this layer will 
help capture the ‘local distinctiveness’ of the area. 
It records the positive features of the area which 
contribute to its special character and sense of 
place by listing the local palette of materials. It 
takes into account colour, finish and predominant 
building material. 

Landmarks & Views

Highlight key views and lists the landmark buildings 
within each character area.  It considers contained 
urban views, unfolding views, panorama, key 
vista(s) and strategic views 

Urban Form 

Assessing the physical built form of the character 
area by examining the pattern of the arrangement 
and size of buildings and their plots in a settlement. 
Explore the local vernacular by summarising 
the way in which ordinary buildings were built 
in a particular place, making use of local styles, 
techniques and materials and responding to the 
local economic and social conditions. 

Building Typology

Identify the classification of building types.

Heritage

Identify particular aspects which are of significance 
and value to the area.

Topography

A visual description of the artificial or natural 
features on or of the ground within each of the 
identified Character Areas.

Open Space, Vegetation & Ecology

A summary of the vegetation, ecology and open 
space.

9 Layer Character Assessment
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�0 CHARACTER AREAS
The following diagram illustrates the �0 character areas contained within 
Northampton’s Central Area.  These are areas which are unique and distinct 
within the study area boundary. 

1.Brewery District

2. AVON

3.Cliftonville

4. Spring Boroughs 

5. Castle Station

6. Grafton Street

7.Upper Mounts

8.St.Johns

9.Historic Core

10.Greyfriars

1
2

3

4
5

9

10

6

7

8

The following diagram illustrates the interrelationship of those 
character areas which appear to share a common boundary 
or edge whereas most are clearly defined by the separation of 
these boundaries.

INTERRELATIONSHIP OF AREAS

Whilst the Market Place is 
undoubtedly one of the major 
features within the Historic Core 
it overlaps with the Greyfriar area 
by virtue of the ‘shared’ modern 
shopping centre development at 
its north east perimeter.

A relatively short boundary 
overlap exists where the Historic 
Core meets the Upper Mounts 
along York Road. This overlap 
has a discernibly attractive and 
complete townscape quality.

There is a shared townscape 
experience along most of this street 
despite the evident differences in 
scale and the contrasting topography 
conditions of the neighbouring 
Historic Core and St John’s area. It 
is a quality locally distinctive place 
within Northampton

It is recognised that it is possible 
to see the redundant line as 
either a clear division between 
the new housing in Brewery 
and the older industrial estate 
in Avon or as more of a linking 
space. This blurring of the either 
/or distinction can in this way be 
acknowledged.

In its present under utilised 
condition this sits as a curious no 
man’s land southern outpost of St 
Johns by virtue of not relating to 
Brewery District. This condition 
almost depends which way you are 
facing or approaching along Bridge 
Street and Cattle Market Road. The 
future direction of its regeneration 
will logically determine which 
area it best relates to and in the 
meanwhile the unresolved overlap 
is worth noting.

DERNGATE

GROSVENOR CENTRE

RAILWAY LINE

YORK ROAD

NAVIGATION ROW
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St.Peters Way

DEFINING BOUNDARY OF CHARACTER AREA.01
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Malthouse Close 
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Auctioneers Way

Lion Court
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allRiver Nene

Character Area 01  Brewery District

This area encapsulates development which has incrementally 
developed over time. It is not shaped by use or plot size but by 
the way in which development responds to the river. It directly 
accommodates a variety of uses collectively tied together by 
strategically important movement patterns. 

It is the combination of its diverse mix tied together by 
important landmarks which help to create the unique feel 
for this area. In particular the robust industrial essence of 
the Carlsberg Brewery sitting along the river with residential 
development neighbouring alongside to make a strong 
contribution to the image and identity of this particular area.

St. Peters Way provides a strong curving northern boundary 
winding down the slope from Castle Station towards Bridge 
Street directing traffic in and around the town. This route 
however causes a severance effect from St.Johns and Castle 
Station resulting in the Brewery area being disconnected and 
isolated from its surroundings.

The centrepiece of this area is the natural environment of the 
River Nene. Its mix of development such as retail, residential 
and industrial directly responds to the river.  The striking 
landmark gasometers incorporated in key views sit on either 
side of the river.  This reinforces the notion of two sides to 
the river anchored by major movement corridors running 
between them. 

Auctioneers Way forms a clear physical boundary from  
St. Johns character area. It effectively turns its back to St. 
Johns via the screening wall of the supermarket carpark and 
service area. Furthermore the eastern edge boundary wall of 
Lion Court and Malthouse Close completes an end to the 
remaining residential which responds directly to the river and 
is clearly of a different character to that of AVON. 

Finally the west and south boundary is shaped by the railway 
line forming a strong edge for the character area and indeed 
the CAAP area with Far Cotton and Rothersthorpe Avenue 
industrial estate sitting beyond this.

Located within the southwest of Northampton’s Central Area the 
Brewery District character area is a distinct place ultimately shaped 
around the River Nene.
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St. Peter’s Way

St. Peter’s Way

Green Street

Character Area 01 - Brewery District
Character/Detail/Colour

Lynchian Analysis

LANDMARKS

Carlsberg Brewery and River Nene

 Red brick

 Buff Brick

 Concrete

•
•
•

 Composite Panelling

 Sheet metal

•
•

Gasometer along Towcester Road

Movement & Access Networks 
The Lynchian Analysis highlights the following movement and access 
networks:

 Towcester Road - a wide and busy modern arterial route  
into the town centre and out to the north.

 Bridge Street/St.Peters Way - Busy vehicular route including a 
series of roundabouts forming the northern edge of boundary.

 Green Street and Old Towcester Road - Quiet residential 
streets.

 Large areas of surface car parking spread throughout the 
character area.

•

•

•

•

Edges / Boundaries  
Key edges and boundaries which help to shape the Brewery District 
character area: 

 River Nene – the natural flow of water meandering through 
the heart of the Brewery character area. 

 Grand Union Canal – a tranquil setting forming a strong edge.

 Railway line – historical remnants of the old railway line 
forming an edge.

 St.Peters Way / Bridge Street – a busy major movement 
corridor providing a poor pedestrian experience directing 
traffic around the area.

 St.James Road/Black Lion Hill – of historical and strategic 
significance as a major gateway into the town centre.

 Auctioneer Way/Boundary wall to Morrisons car park –  
a quiet residential street boundary.

•

•
•

•

•

•

Landmarks
 Key landmarks within the Brewery District character area:

2 Gasometers on both sides of Towcester Road, 

 Victorian office building fronting St Peters Way

Carlsberg Brewery 

•
•
•
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Figure ground diagram of Brewery District Character Area

Topography

The following diagram highlights a visual representation of artificial and natural features of the Brewery District character area.

River Nene Carlsberg 
Brewery

Residential area.3

Building Typology 

Cross section of Brewery District Character Area [X-section A-A] - Diagram not to scale

Grand Union 
Canal

A

A

The following building typologies exist with the Brewery District character area:

KEY

CAR/COMMERCIAL

MEDIUM/COMMERCIAL

LARGE INDUSTRIAL

MEDIUM INDUSTRIAL

SMALL INDUSTRIAL

LARGE RETAIL UNIT

SMALL RETAIL UNIT

2STOREY RESIDENTIAL

3STOREY RESIDENTIAL

4STOREY RESIDENTAL

St.Peters Way

River Nene

Historic image of the Brewery District character area (1957)

Residential area.3

Residential area.1 Residential area.4 Residential area.2

The bulk of the area is of a coarse grain where 
building footprints are large and situated infrequently 
- however to the south and south east, there is a finer 

grain where the patterns of residential streets are 
smaller and more frequent.

Heights of buildings in this character area mainly range between 2 – 4 storeys with the exception of the two gas cylinders that are approximately 5 storeys in height, and the 
brewery which at its highest point is approximately 8 storeys. The brewery is the most dominant structure within the area due to its large building mass. 

Historic image of the Brewery District character area (1965)

Heritage
Key heritage aspects in the Brewery District character area:

 Bridge Street - the historic southern gateway to the town 
crossing the River Nene on a stone bridge and leading up to 
All Saints and the market square via St. Johns Church.

 Industrial Heritage - legacy of previous industrial uses still 
remain to the south of the town centre.

Railway line - remnants of old railway line.

•

•

•

Urban Form 

Summary of urban form within the Brewery District character area:

 Residential area.1- shaped by St. James Road fronting onto 
Emerald Way and the River Nene with a rear parking court 
which backs onto the railway line and associated surface 
parking.

 Residential area.2 - 4 storey flats shaped by River Nene, 
pedestrian bridge links to Morrisons and the town centre.

 Residential area.3 - redeveloped from its historical industrial 
uses for waterside living. Designed around perimeter blocks 
and bounded to the south by the railway line, accessed off 
Bridge Street and fronting onto the River Nene.

 Residential area.4 – 2 storey post war semi-detached housing 
along Tanner Street.

 St. James’ Retail Park - stereotypical retail park consisting of 
a grouping of large retail warehouses with associated car 
parking located directly off Towcester Road. 

 Carlsberg Brewery - Landmark industrial building dating 
from the early 1970s with a strong geometric form and a 
large glass gable end facing the riverside, through which the 
tanks and pipes of the brewing hall can be seen. A dominant 
complex of buildings and structures designed by the Danish 
architect Knud Munk. 

•

•

•

•

•

•

St.James Retail Park

Carlsberg Brewery
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Open Space, Vegetation and Ecology
Summary of open space, vegetation and ecology within the Brewery District character area:

OPEN SPACE

Foot Meadow

Designated 

Green Space

River Nene

 Views 

Key view.1(Panorama) - Bridge Street strategic view of waterside and the town centre

Key view.2 (Panorama) - Towcester Road looking north towards town centre skyline

•
•

View.2

View.1

Residential area.3

Residential area.2

Residential area.1

Residential area.4

St.James Retail Park

Visual Summary of Brewery District character area

 Enclosure from buildings and variety of fencing types, 
palisade fencing lends industrial character

Mature trees line roadways and riverbank

 The Foot Meadow - major park to the north of Brewery 
character area

•

•
•

 Managed amenity planting within housing and retail 
developments, planting within industrial areas of varying 
quality

 Significant views to historic town centre, also along river at 
crossing points

 Habitat value varies, highest along riverside and some 
potential in neglected industrial areas

•

•

•

Residential Area.1 Residential Area.2 Residential Area.3 Residential Area.4 St.James Retail Park
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Brewery District 

- Do’s & Don’ts
Provides a distinctive south west entrance 
to Northampton by virtue of the 
prominent business and employment 
related environments dominated by the 
striking Brewery complex and the gas 
holders. The historic approach along 
Bridge St is however currently understated 
and the recent residential developments 
missed an opportunity to re-establish a 
stronger identity. This area is a strategic 
approach providing a key first impression 
of Northampton and its present physical 
structure.

CASE STUDY: Hammarby Sjostad - Development responding to the river and promoting public realm and pedestrian movement

Main existing issues / problems

• Built form in this area is typified by loose clusters of stand alone 
industrial buildings of all sizes. More recent retail development is more 
ordered and larger in scale but as with much of the development in the 
area relates poorly to the surrounding roads and watercourses, giving 
the area as a whole a disjointed character.  

• In summary the built form in the west of the study area is typified by 20th 
Century industrial and large format retail buildings ranging in scale from 
small business units to major industrial premises such as the Carlsberg 
Brewery.  The infrastructure crossing this area adds to the disjointed, 
fragmented nature of the built form. The area to the south is increasingly 
characterised by recent residential development along the waterfront 
which on the whole has a coherent, fine grained, block structure.

• The Brewery Character area borders four other character areas, 
therefore it is important that strong connections are made, especially 
as the Brewery Area is identified as a major commercial hub within the 
CAAP, as well as being identified as an area to accommodate future tall 
buildings on the western border. 

Don’t...Do...

Let the car dictate. Encourage a ‘walkable’ place and discourage 
further provision of large surface carpaking areas. Ensure 
attractive and well connected street networks to help promote 
more people to walk improving their health whilst reducing 
traffic, energy use and pollution;

Forget about first impressions. Encouraging further poor quality 
‘out of town’ retail units with associated surface parking does 
little to enthuse the senses. Look at more innovative design 
solutions which provide a ‘sense of arrival’ with development 
which encourages a vertical mix, public realm and absorb parking. 

Disconnect. Look at innovative ways to improve legibility 
and permeability with the surrounding areas. Connections to 
the town centre and train station which are ‘humanised’ and 
pedestrian friendly to help encourage walking.

Encourage the sense of arrival. Promote the Southbridge 
Gateway in order bring a distinct use and focus to this 
important riverside location.

 Embrace the river. Promote scale and form of development to 
reflect and where appropriate enhance the impact of the local 
topography and the strong sense of enclosure established along 
the River Nene.

Discourage further provision of large surface car parking areas 
which hamper pedestrian movement and create poorly defined 
streetscapes.  

Reinforce the importance of landmarks. If the ‘landmark’ gas 
holders are to be replaced future development should look 
to provide new landmark buildings to strengthen the sense of 
arrival to the town centre from the south and the west.

Improve the environment. Revitalise the natural environment 
and pedestrian walkways along the River Nene and the 
Grand Union Canal to encourage more use and encourage 
development which overlooks and positively addresses the 
rivers edge.

Seek to define and re-introduce edges to the streets with active 
building frontages along Bridge Street, Towcester Road and St 
Peter’s Way

Introduce a finer grain of development that reflects the wider 
context of the town centre, with more variety of frontages and 
typical plot width being approximately 5-15 metres.
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The AVON character area is located to the southeast of the 
Central Area directly to the south of the Cliftonville character area 
and immediately to the east of St.Johns and the Brewery District 
character area.

In keeping with the rationale for the Brewery District 
character area the River Nene plays a central role in 
the unique feel of this area. The sweeping transition of 
impressive greenery running from the east via Midsummer 
Meadow to the Victorian elegance of Beckets Park to the 
west runs parallel to the River Nene and Bedford Road. 
This major approach to the town centre from the east 
together with the leafy tree lined Victoria Promenade 
completes the northern boundary of the area.

The former power station, a nod to the areas past, 
combined with the AVON headquarters, natural 
environment of the River Nene and the marina form a 
dramatic and striking setting. The historic route Nunn Mill 
Road is the key link and gateway to the area. 

The old dismantled railway line and London Road form the 
western edge of the character area with small elements 
of residential development remaining clearly separate in 
terms of period and design response. The context here is 

somewhat different. This residential area is characterised by 
semi detached post war housing, awkwardly mixed together 
with light industrial sheds which relate more to the back of 
the railway line and Netto supermarket carpark.

 It is a fairly hard and disjointed environment compared 
with the residential development found within the Brewery 
character area.

The A45 forms the eastern edge of the AVON character 
area and the CAAP boundary itself with important 
strategic views highlighting the significant change in levels 
across the town and the natural green environment which 
seperates AVON from the Clifonville character area to  
the north.

Finally the combination of the green edge running along 
Ransome Road and Delapre Lake creates the southern 
boundary between London Road and the A45.

AVON SOUTH
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Character Area 02 - AVON
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Lynchian Analysis

Becket’s Park

Marina 

•
•

 AVON

Power Station building

•
•

Landmarks

LANDMARKS

Power Station

New Avon Office Headquarters 

Red brick

Glass

•
•

Panel System

Metal

•
•

 Key landmarks within the AVON character area:

Movement & Access Networks
Lynchian Analysis highlights the following movement and access 
networks:

 A428/Bedford Road - important approach to town centre 
from the east.

 London Road - historically important link to Northampton 
from the south.

 A45 - major road to the east of the town running north of 
Rushden and Higham Ferrers and terminating at its junction 
with the A14 road near Thrapston.

 Nunn Mills Road - historically important road which dates back 
to the medieval period.

Ransome Road - road serving residential and light industry

•

•

•

•

•

Edges / Boundaries  
Key edges and boundaries which help to shape the AVON character 
area: 

 Ransome Road – 2 lane road lining the southern boundary 
dividing the industrial uses from mature landscape.

 Delapre Lake – the southern edge with its associated 
landscape and pathway.

A45 – a busy A-class road forming strong eastern edge.

 A428/Bedford Road – northern edge of character area formed  
by an intermitent tree lined approach into the town centre.

 Dismantled railway line – edge formed by mature landscape 
and wall surrounding Netto carpark.

 London Road (A508) – major approach to the heart of the 
town crossing the River Nene.

 Grand Union Canal and the River Nene - both used for  
recreation. Moorings exist on the river bank at Becket’s Park  
and Midsummer Meadow.

•

•

•
•

•

•

•

Character/Detail/Colour
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Figure ground diagram of AVON character area

Topography

The following diagram highlights a visual representation of artificial and natural features of the AVON Character Area.

Building Typology 

Cross section of AVON Character Area [X-section A-A] - Diagram not to scale

A

A

The following building typologies exist with the AVON character area:

KEY

LARGE COMMERCIAL

MEDIUM COMMERCIAL

MEDIUM INDUSTRIAL

SMALL INDUSTRIAL

LARGE RETAIL UNIT

2 STOREY RESIDENTIAL

AVON River Nene Sea Cadets Hut Becket’s Park

Industry in the backdrop of a view from Becket’s Park - 1950

The River Nene a central focus - 1930s

Irregular building plots and patterns in Avon 
result shaped by the river and marina and 

Victorian park with  large amounts of open 
voids and variety in plot sizes. 

The scale of buildings within this area differs between the northern section of the site and the southern. In the north, the AVON building at its highest point stands at 8 storeys 
high, and in the south, where there the proportion of buildings is largely residential, heights range from 2 – 3 storeys.   

Heritage
Key heritage aspects in the AVON character area:

 Nunn Mill Bridge is a historical route across the river 
which relates back to Northamptons manufacturing 
past.  

Old Power station building

Former Railway

Nunn Mill Road

Grade II Engine shed

•

•
•
•
•

Urban Form

Summary of urban form within the AVON character area:

 Development within this character area has been largely 
influenced by the River Nene and the railway routes 
which ran between two central stations; the Midland 
station and the Castle station.

 The river will have serviced the older industrial buildings 
which now form the backdrop of the new Avon offices. 

 Historically the cattle market was located where the 
Morrisons supermarket now lies. During the early 20th 
C gas works and brewery were present, and the power 
station near Nunn Mill. 

 AVON has a substantial footprint compared to other 
developments in the Avon area. It is a building that 
dominates the sky line. The expansion of the building in 
2009 and its European Headquarters status, can act as a 
catalyst for regeneration in the area.  

 A large area in the southern part of the character area 
accommodates industrial sheds and low class business 
uses.  The area has previously been allocated in the Local 
plan for mixed use development and has the potential to 
accommodate 2000 dwellings. 

 2 storey post-war residential dwellings dominate the 
south west corner of the character area and are in 
stark contrast to the new build developments that we 
have placed in the Brewery District character area. The 
railway line acts as a divider to each type of housing 
development.    

•

•

•

•

•

•
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 Views 

 Key view.1 Looking north west towards the town centre. Clearly visible is Riverside House located on Bedford Road.  
Further north and within the Central Area, Northampton House and Grosvenor Shopping Centre can be seen.

Key view.2 Looking north across Becket’s Park towards the heart of the town with Northampton House and Derngate      
   Theatre visible.

•

•

Open Space, Vegetation and Ecology

Summary of open space, vegetation and ecology within the AVON character area:

OPEN SPACE

View.2

View.1

Visual Summary of AVON character area

Becket’s Park Avon Midsummer Meadow Residential area

Large scale open gently rolling parkland

Green gateway to town centre

 Mature ornamental trees throughout the parkland obstruct 
long distance views

Well-used and receives a reasonable of maintenance

•
•
•

•

Views to large industrial/commercial buildings

 Small areas derelict industrial land, enclosed by  
palisade fencing

Habitat potential high

•
•

•

Becket’s Park
Midsummer Meadow

Site of Acknowledged Nature Conservation Value

Designated Greenspace

Grade.II Former Railway Building

Residential area
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AVON - Do’s & Don’ts

A predominantly green and attractive 
area at the south east approach 
reaching right into the historic core of 
Northampton. The Avon complex and 
its relationship with Becket’s Park is the 
defining highlight . It has several areas 
that are presently under utilised or 
derelict although the impact is reduced 
by the wider landscape setting. 

CASE STUDY: Regional signposting of Grade A offices along Newcastle East Quayside

Main existing issues / problems:

 Close to River Nene – Flooding risks

Redundant but statutorily safeguarded train line 
running through the middle of the character area 
causing north to south severance / movement barrier   

Large redundant area of brownfield land  
 off Ransome Road and Nunn Mills Road

Close to parks and wildlife – harness these resources 
to create more sustainable development.  

 Much of the development in the area relates poorly 
to its surroundings. Roads and watercourses create an 
isolated and disconnected feel from the town centre.  

•
•

•

•

•

Don’t...

Forget about flooding - as the Environment Agency requires a 
9 metre buffer to the River Nene corridor. Where appropriate 
promote SUDS as a way of flood alleviation and also treat as an 
opportunity to creatively enhance the public realm.

Settle for second best - national research evidence shows that 
generally housing quality is not good enough. 

Underwhelm – use the AVON gateway experience as a major 
opportunity for enhancing the area as a destination capitalising 
on the fantastic natural setting it has.

Ignore servicing – but learn to deal with this in a sensitive way. 
Look to enable easy service and refuse access which are not to 
the detriment of the quality of a place. 

Let car parks dictate - Any car parks that are developed should 
be designed as an integral part of the landscape treatment 
forming an important part of the public realm whilst still 
providing safety and security for owners.

Do...

Connect – promote better connections with wider context to 
allow for a more legible town centre which links effortlessly with 
AVON and its other surrounding character areas.

Be imaginative - look to develop high quality environment and 
imaginative landscape design. By enhancing the existing spaces and 
creating ‘green corridors’ that will link green spaces and encourage 
more attractive and sustainable methods of transport.  

Encourage - affordable housing within residential development 
and ensure it is mixed in seamlessly throughout residential 
schemes and not isolated in a particular area to reinforce 
national commitment to achieving Sustainable Communities 
agenda. 

Respect and enhance. Provide suitable frontage onto Delapre 
Conservation Area, Delapre Lake and Charterwood. Ensure 
the landmark, red brick, Power station façade is conserved and 
utilised to its full potential in future development proposals 

Protect, conserve and link - the fine expanse of open space to 
reinforce this as a destination space where people will come to 
enjoy the collective experience of the marina, park and meadow. 

Be Sustainable - promote more sustainable modes of transport 
such as pedestrian and cycle routes for example over the railway 
line and Nunn Mill Park. Where possible ensure strategic cycle 
and pedestrian connections to City Meadows and Delapre Lake 
are developed.  

Piecemeal. Seek to plan the area as a whole rather than in a 
piecemeal approach to individual sites.

Break down barriers. Ensure coherent, legible and safe vehicular 
and pedestrian links over the dismantled railway line.

Enhance the Avon waterside as a key destination with 
the development of high quality mixed use buildings that 
complement the new Avon HQ.

Forget to ensure the landmark Power station façade is conserved 
and utilised to its full potential in future development proposals.
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Character Area 03  Cliftonville

Located to the east of Northampton’s Central Area the Cliftonville 
character area is characterised as a very much self-contained 
area made up of smaller fragmented parcels of development 
positioned off the major routes defining the area. Becket’s Well and the stone wall running along Bedford 

Road highlights the significant change in levels forming the 
southern boundary edge differentiating St.Johns and AVON 
from Cliftonville. character area

The eastern edge along Cliftonville Road experiences an 
incline in level changes which terminates where the road 
meets Cliftonville. 

The more passive and attractive setting of the historic villas 
setback from the street and softened by the mature trees 
and front gardens helps to shape the northern edge as this 
leads to Billing Road.  

Health facilities within the area are made up of two distinct 
periods which have gradually evolved over time to the 
demands of the hospital. This has been done in an inward 
looking and apparently poorly planned way with health 
facilities sitting alongside large areas of carparking - ultimately 
leading to a lack of permeability throughout the site and no 
real sense of place.

The large areas of surface car parking currently act as a 
buffer between what are large car show rooms and recent 
residential development fronting onto Bedford Road.
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Character Area 03 - Cliftonville
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Becket’s Well and 
stone wall along 
Bedford Road

LANDMARKS

Red brick

Buff Brick

Concrete

•
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•

Composite Panelling

Sheet metal

Stone

•
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•

Chimney and sewerage works 
at heart of Hospital site

Movement & Access Networks 
The Lynchian Analysis highlights the following movement and 
access networks:

 Access from Cliftonville Road cuts through the whole of 
the hospital site dividing the hospital buildings from the car 
parking.

 Number of small feeder roads (Becket’s View/Brown’s Way/
Norman-D-Gate/Riverside Way) lead from Bedford Road 
into the residential and light industrial developments (single 
point of access).

 Beckett’s View - dedicated access route leading from 
Bedford Road into the residential core.

•

•

•

Edges / Boundaries  
Key edges and boundaries which help to shape the Cliftonville 
character area: 

 Stone wall – lining the southern and western edge including 
a historic well.

 Cliftonville Road (A4501) - busy north/south  
A-class route separating St Andrews from the  
character area.

 Billing Road - northern edge which runs towards  
St Giles Church nestling within the tranquil churchyard which 
forms the nucleus of the Conservation Area.

 Cheyne Walk - forms part of the ring road and the western 
side is dominated by large Victorian villas on large plots, built 
during the early 1800’s.

 Bedford Road - well used vehicular route to the  
town centre lining the south of the character area. 

•

•

•

•

•

Hospital Chimney 

Becket’s Well 

King Edward VII monument

•
•
•

Landmarks
Key landmarks within the Cliftonville character area:

Character/Detail/Colour
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Building Typology 

Cross section of Cliftonville character area [X-section A-A] - Diagram not to scale

A

A

The following building typologies exist with the Cliftonville character area:

KEY

MEDIUM/COMMERCIAL

GARAGE/CAR

MEDIUM INDUSTRIAL

3 STOREY RESIDENTIAL

CARE HOME

NEW/POOR QUALITY HOSPITAL

OLD/HIGH QUALITY HOSPITAL

Hospital Surface parking
ResidentialBedford Road

CONSERVATION

Figure ground diagram of Cliftonville character area Historic image of Hospital (1795)

This character area has a finer grain along the perimeter of the site.  
Within the centre of the space there is a large open void and the 

General Hospital provides the largest building footprint. This differs to 
the western section of the character area that accommodates more 
regular plot sizes and as a result a more consistent and finer grain.

Within this area, building heights range from 2 - 6 storeys.  The character area is mainly 
dominated by NHS buildings which stand at 3 - 4 storeys, however the General hospital 
chimney stands at approximately 6 storeys high and is a narrow structure

Listed Building - Grade.II

St.Giles Conservation Area

Heritage
Key heritage aspects in the Cliftonville character area:

 Becket’s Well – Grade II Listed structure reputedly 
associated with the summoning of Becket to 
Northampton in AD1164, which stands on the 
site of the former Cow Meadow to the north of 
Becket’s Park.

 King Edward VII Monument at Billing Road/Cheyne 
Walk junction.

 Historic north west wing of hospital site is of 
particular architectural importance and forms part 
of the conservation area. 

•

•

•

Urban Form
Summary of urban form within the Cliftonville character area:

 The key features of the hospital are attractive 18th 
century frontage buildings and the similarly attractive 
pavilion style Georgian and Victorian former residences 
opposite.  

 The Hospital character area has been developed on an 
‘ad hoc’ basis from 18th Century onwards.  

 Currently buildings respond to car park and central 
access point.  

 Poor legibility/permeability, partly as a result of ‘ad hoc’ 
development.  

 Quality is split between higher older properties and 
more recent health buildings which are are little 
architectural merit in comparison.  

•

•

•

•

•

Topography

The following diagram highlights a visual representation of 
artificial and natural features of the Cliftonville character area.
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 Views 
 Key view.1(Panorama) - Looking west within the Hospital site. This area is located just west of Cliftonville Road.  The surface car park 
dominates this view however the chimney/sewage works is clearly in view with more NHS buildings located behind.

 Key view.2 (Panorama) - Looking south along Cliftonville Road the topography of Northampton is illustrated. In the distance the top of 
Avon can be seen but due to the topography of this road it is does not break the skyline at this viewpoint.

•

•

Open Space, Vegetation and Ecology
Summary of open space, vegetation and ecology within the Cliftonville character area:

OPEN SPACE

View.2

View.1

Visual Summary of Cliftonville character area

 Elevated open mixed use (residential and commercial)  
area of land

 Enclosure varied and principally derived from built form 
(walls and buildings)

Extensive areas of carparking

•

•

•

 Trees less frequent, but south of hospital and south of  
B Road significant wooded areas exist

 Other areas of landscape amenity shrub and grass, generally 
well maintained

Extensive panoramic views across Nene Valley from hosptial

Habitat value focuses upon mature trees

•

•

•
•

Riverside House Residential along Bedford RoadKing Edward monument Historic part of Hospital 
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Cliftonville - Do’s & Don’ts

A largely disjointed area of medical and 
business buildings presently doing little to 
reinforce the much more positive aspect of 
the neighbouring Avon area in jointly marking 
a principal eastern approach to the town 
centre. The surviving original hospital buildings 
together with the strong perimeter boundary 
wall provide the most memorable positive 
impression.

St.James Boulevard - Tree lined gateway along major route into town centre 

Don’t...Do...Main existing issues / problems

Largely disjointed area of medical and business 
buildings

Surviving historical buildings together with the 
strong perimeter boundary wall provide the most 
positive impression of the area.  

The character area does not have a coherent 
identity due to the conflicting building uses and 
vernacular.  

Becket’s Well is a Grade II listed structure.  

Poor legibility / permeability 

•

•

•

•
•

Forget the Street - just because it operates as a Hospital 
does not preclude the creation of attractive internal 
pedestrian routes 

Be inward looking – look to follow the precedent set by new 
residential development in terms of addressing the street.

Have a clear vision for how the area will develop and not 
continue to develop in bite size pieces.

Reinforce gateways to the character area by potentially 
creating tree lined boulevards, particularly along Bedford Road 

Exploit landmarks – the earlier period hospital buildings are 
of architectural merit and future development and designs 
should look to complement in a contemporary way.

Promote sustainable transport. Reduce the need to rely on 
the use of the car as much and encourage alternative modes. 

Active frontage. This will animate roads throughout the site. 
The industrial estate to the south east of the site particularly 
requires more active frontage and natural surveillance if 
sustainable methods of transport are to be promoted. 

Improve gateways by potentially creating tree lined 
boulevard routes.

Connect. Improve pedestrian links and the quality of the 
public realm to Becket’s Park, Avon and the Marina. 

Promote stronger street frontage along Bedford Road. At 
present the main approach routes along Bedford Road and 
Cliftonville Road are dominated by the car lots and  vacant 
car showrooms  



Character Area 04  Spring Boroughs

Grafton Street
DEFINING BOUNDARY OF CHARACTER AREA.04
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Located immediately to the east of Castle Station is the Spring Boroughs 
character area. This area is predominantly made up of a number of 
residential typologies predominantly dating back to the early 1960s. 

The area for the most part is charactersised by post 2nd 
World War municiple housing. The original streets of 
terraced houses were demolished and replaced with high 
rise towers, mid rise and deck access flats. More recent 
additions to the residential offer have taken place directly 
addressing Broad Street in the form of 7 storey residential 
flats with undercroft car parking consumed. 

The eastern boundary for the Spring Boroughs character 
area is formed by Broad Street. It has real connectivity 
problems with Grosvenor shopping and the town centre 
due to the busy 5 lanes of traffic along Horsemarket 
(A508). The subway provides a provides a poor quality, 
unsafe pedestrian environment, which reinforces the 
severance effect of the road.

St.Andrews Road includes an extensive retaining wall 
which visibly forms the western edge of the character 
area separating it from Castle Station. Situated on the 
upper plateau of this retaining wall are tall mature trees 
highlighting the defining edge of Spring Boroughs with 
its low rise residential development setback behind this 
green buffer of landscaped space. 

The northern boundary of Grafton Street sees an end to 
the residential feel of the Spring Boroughs with Spencer 
Bridge Road running east/west including a combination of 
residential and light industry.

Finally St.Marys Street and Chalk Lane by virtue of the 
recent Sol Central development and its service area 
complete this southern boundary meeting Black Lion Hill 
and separating this from the Historic Core.
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Character Area 04 - Spring Boroughs

KEY

Parking

Train Station

Landmark

Major Movement

Movement and access 
within character area

Key pedestrian connections

Nodes

Edges

Subway

Spring Lane

Scarletwell Street

Upper Bath Street

Marefair

Grafton Street (A428)
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SUBWAY

SUBWAY

SUBWAY

Lynchian Analysis

LANDMARKS

Newlife apartments 

Castle Hill Reform Church

Red brick

Buff Brick

Deck access

•
•
•

Slate

Roof profile

Decorative tiling

•
•
•

Edges / Boundaries
Key edges and boundaries which help to shape the Spring Boroughs 
character area:  

 St.Andrews Road (A5080) - a major 2 lane A-class road running 
North/South towards St.Peters’ Way. It has a strong edge due to 
the retaining wall which runs parallel to the Castle Station character 
area eastern boundary.

 Horsemarket (A508) – forms part of the inner ring road and is 
a barrier to pedestrian movement between the town centre and 
surrounding neighbourhoods and facilities. 

 Grafton Street (A4500) – northern boundary formed by major 
east/west link along Spencer Bridge Road. 

 St.Mary’s Street -  of historic significance and accessed off the A508 
to the surface car park, Sol Central and surrounding residential 
area. 

 Chalk Lane – a one way street running from St. Mary’s Street to 
Black Lion Hill.

Movement & Access Networks
The Lynchian Analysis highlights the following movement and access 
networks:

 Subway located off Upper Bath Street under the A508 linking  
to town centre

 Original roads within character area transformed into cul-de-sacs 
resulting in the restricted movement of vehicles in favour  
of safer pedestrian streets. 

 Horse Market (A508) - historically important north/south route 
which is currently a 4/5 lane major movement corridor and 
extremely busy. 

 St. Mary’s Street -  accessed off the A508 to the surface carpark, 
Sol Central and surrounding residential area. 

St.Andrews Road (A5080)  - 2 lane major movement corridor. 

Landmarks
Key landmarks within the Spring Boroughs character area:

St Katherine’s Court 

New Life Apartments / Claremont Court

Castle Hill Reform Church

•

•

•

•

•

•

•

•

•

•

•
•
•

Character/Detail/Colour
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Topography

The following diagram highlights a visual representation of artificial and natural features of the Springs Boroughs character area.

Building Typology 

A

A

The following building typologies exist with the Spring Boroughs character area:

KEY

SMALL INDUSTRIAL UNITS

COMMUNITY

COMMUNITY - SCHOOL

2 STOREY RESIDENTIAL

3 STOREY RESIDENTIAL

4+ STOREY RESIDENTIAL

HISTORIC RELIGIOUS

RELIGIOUS 

COMMERCIAL - PUBLIC HOUSE

COMMERCIAL/LEISURE - CASINO

New Life Apartments

St. Katherine’s Court

Barnabas House

St. Lukes House

Residential

Residential

Figure ground diagram of Spring Boroughs Character Area

Spring Boroughs grid pattern 
contains permeable routes through 

the site and blocks. These routes are 
shaped by perimeter blocks.

Spring Boroughs is an area that accommodates a contrast in residential building heights.  The area mainly consists of residential units at 2 – 3 storeys high, with the exception 
of post war tower blocks that are 6, 10 and 12 storeys high. 

Listed Building - Grade.II

Urban Form 

�The�current�urban�form�has�been�largely�influenced�
by Northampton’s designation as a new town in 1968, 
most of the housing growth was accommodated in new 
estates at the edges of the town.

 Most of the terrace houses built in Spring Boroughs 
before 1970 have now gone and streets have vanished 
completely.

 Range of medium to high rise residential dwellings.

�Undefined�hierarchy�of�space�between�public�and�
private in many areas.

 Historically the area had a stronger and more 
permeable grid with better east/west links.

 The area takes its urban form from both the immediate 
topography and movement corridors around Spring 
Boroughs.  Bound by major movement routes to the 
North and East, and the severe change in levels along St. 
Andrew’s Road.

 The large communal open spaces around the area are a 
result of the high density residential blocks. 

•

•

•
•

•

•

•

Key heritage aspects in the Spring Boroughs character 
area:

 Castle Hill Reform Church was erected in 1695 and 
has been built using the traditional palette of yellow 
stone.  

 Northampton’s population had increased fourfold 
from�1801�reaching�over�30,000.�This�was�reflected�
in the Spring Boroughs area by a number of new 
streets and houses for most of the workers in the 
shoetrade industry.

•

•

Heritage 

Summary of urban form within the Spring Boroughs character area:

Cross section of Spring Boroughs character area [X-section A-A] - Diagram not to scale

CONSERVATION
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 Views 
 Key view.1(Panorama) - view looking northwest towards the Springs family and life centres. To the right there is a subway entrance.  
The most dominant feature on the sky line is the Newlife apartment blocks that both stand at 12 storeys high.  

 Key view.2 (Panorama) - view looking north along Horsemarket Street. To the right of the road, and in the centre of this photograph 
is the Mayorhold car park which at its highest point stands at 6 storeys. Further along the western side of the road are the Centro 
Apartments which at their highest point stand at 7 storeys.

•

•

Open Space, Vegetation and Ecology

Summary of open space, vegetation and ecology within the 
Springs Boroughs character area:

Elevated dense residential area.

 Enclosure provided principally by buildings, especially 
blocks of flats, and retaining walls.

 Trees rare but significant in improving landscape quality 
where they do occur.

 Small pocket parks of varying condition provide relief 
from the density of development.

 Only other significant vegetation type is amenity 
grassland.

Occasional long distance views to Nene Valley.

Relatively low habitat value.

•
•

•

•

•

•
•

OPEN SPACE

Greenspace

Playing field

St. Marys Court

Open space along 
Bath Street

Large amenity/semi private space at St. 
Peter’s House and Doddridge House

View.2

View.1

Visual Summary of Spring Boroughs character area

Horse market Deck access residential New Life apartments behind community centre Subway to town centre
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Spring Boroughs - Do’s & Don’ts

The almost exclusively residential area is isolated 
from the neighbouring town centre by the 
perimeter roads. Its principal identity comes from 
its origins as a post war housing renewal area.

CASE STUDY: Dunston Staiths Gateshead - Building for Life Award winning residential scheme which has a clear hierarchy of space

Don’t...Do...Main existing issues / problems

Almost all residential with a mixture of  
2 - 4+ storey housing units/apartment blocks but 
highlighted by 3 landmark tower blocks.   

Isolated from neighbouring town centre by perimeter 
roads - also isolated from the nearby train station.  

Post War municiple housing renewal area.  

Undefined hierarchy of space between public and 
private in many areas.  

Enclosure provided principally by buildings especially 
blocks of flats and retaining walls. 

•

•

•
•

•

Let the car dictate. Create a ‘walkable’ town 
centre and discourage further provision 
of large surface car parking areas. Ensure 
attractive and well connected street 
networks encourage more people to walk 
improving their health whilst reducing traffic, 
energy use and pollution. 

Encourage subways. No longer a safe form 
of crossing and should be replaced by 
ground level crossing points. An opportunity 
exists in every case to provide improved ‘at 
grade’ pedestrian crossings achieved through 
innovative highway design and public realm. 

Put the pedestrian first. Look to promote improving pedestrian crossings.  
There should be a general consistency and standard approach to all road crossings 
to ensure clarity and create seamless crossings by installing ‘straight-across’ layouts 
where possible and avoid crossings which cause confusion. 

Building for Life. Embrace national agenda to create and enhance our built 
environment using the key principles of Building for Life. Creating successful 
sustainable places is not based on luck but on high design quality producing 
places where people will want to live, work and visit. 

Conserve and enhance key views looking west over Northampton towards  
The Express Lift Tower.

Deal with parking properly. Parking is another key function of a street. A well 
designed arrangement of on-street parking allows for convenient access to frontages 
while adding to the vitality of a street. Get this wrong and poorly designed parking 
can create safety problems and be visually damaging to the area. 

Involve the local community. Involve residents when planning development in the 
area in accordance to sustainable development objectives as laid out in PPS1 and 
to create a sense of community ownership.

Provide clear visual and physical east-west movement pattern to the station 
and town centre, at the moment Horsemarket is a major severance and 
barrier to pedestrian movement. Encourage a pioneering access route such 
as a green bridge.   

Introduce shared space surfaces to calm traffic, reduce conflicts of movement and 
encourage more pedestrian movement through the area. 

Encourage a park or recreational development. Such an area should be located 
where there is natural surveillance/close to housing.  

Make frontages active, introduce more local amenity shops to boost rhythm and 
vitality along streets. 

Ensure designs looks at promoting a vibrant mix of sustainable communities, 
where there are people meeting one another on a casual basis, this will 
strengthen communities and encourages a sense of pride in area.



Character Area 05  Castle  Station

DEFINING BOUNDARY OF CHARACTER AREA.05
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Castle Station is largely defined by its use as a major transport hub.  
The station is a landmark within the town as a major node of activity 
and also its historical significance with the designation of a S.A.M. 

Castle Station has clear boundaries that reinforce the area 
as having one main particular use. The large surface car 
park underpins the nature of the area as being a place to 
go within the town however its location is encased by the 
ring road and St Andrew’s road which makes pedestrian 
access awkward.  

 The southern edge of the character area is shaped by 
the historically important Black Lion Hill which acts as key 
strategic gateway to Northampton whilst also containing 
Castle remnants and the Posterngate.   

The CAAP boundary shapes the west and northern 
edge of this character area, nevertheless this is further 
reinforced by the tree boundary running parallel to the 
River Nene and Grafton Street. The change in levels and 
retaining wall running from north/south along St.Andrews 
Road forms a clear path line between Spring Boroughs 
and Castle Station.



Character Assessment & Tall Buildings Strategy for Northampton’s Central Area 101

Character Area 05 - Castle Station
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River Nene

Black Lion Hill

Lynchian Analysis

LANDMARKS

Postern Gate

Northampton Railway Station

Sheet metal

Honey coloured stone

Red brick

•
•
•

Glazing

Sheet metal

•
•

Edges / Boundaries  
Key edges and boundaries which help to shape the Castle Station 
character area: 

 St. Andrews Road (A5080) - has a strong edge due to the 
retaining wall which runs along the western boundary of 
Spring Boroughs character area.

 River Nene - the natural flow of water meandering along the 
west of the character area.

 Spencer Bridge Road - the northern edge of the character 
area bridging over the railway line leading west towards 
Weedon Road.

 Boundary Wall - historic edge to the south includes  
Postern Gate.

Movement & Access Networks 
Lynchian Analysis highlights the following movement and access 
networks:

 Black Lion Hill - of historical and strategic significance as a 
major gateway into the town centre.

 St. Andrews Road - a major two lane A-class road running 
North / South towards St. Peters’ Way.

Railway line - running North / South to the west of the station.

Spencer Bridge Road - runs east/west to Weedon Road.

 Railway station - a major entry and exit point for the town. 
Located 880m from the Market. The recent improvements 
to the junction do enable pedestrians to cross this route in a 
single movement.  

Landmarks
Key landmarks identified within the Castle Station character area:

Castle (Scheduled Ancient Monument) 

Northampton Railway Station 

Postern Gate - historical memorial of Northampton 1883

•

•

•

•

•

•

•
•
•

•
•
•

Character/Detail/Colour
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Figure ground diagram of Castle Station Character Area

Topography

The following diagram highlights a visual representation of artificial and natural features of the Castle Station character area.

Building Typology 
The following building typologies exist with the Castle Station character area:

A

A
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Station

River Nene
Carpark

CONSERVATION

Cross section of Castle Station character area [X-section A-A] - Diagram not to scale

KEY

RAILWAY STATION

SMALL COMMERCIAL/PUBLIC HOUSE

SUBSTATION

SMALL INDUSTRIAL

Early medieval Northampton  - Illustration of former Castle 

This character area is 
dominated by open voids.  

As a result there is little 
urban grain and the area is 
exceptionally infrequent as 
there is a very low density 

of buildings.    

Castle Station at its highest point is 2 storeys high. This combined with its position within a dip, means that it is not a focal point within the town.  

Listed Building - Grade.II

S.A.M

Heritage 
Key heritage aspects in the Castle Station character area:

 The castle had extensive grounds and a large keep. The gates were 
surrounded by bulwarks made of earth, used to mount artillery. 

Postern Gate - Historical Memorial of Northampton 1883. 

 Scheduled Ancient Monument in the south east corner of the station site. 

 Archaeological remains are present across a wider area of the station site 
which relates to the former castle and the Saxon and Medieval town.

 In the south east corner where the Scheduled Ancient Monument, 
substation postern gate and railway man’s club are situated,  there  
is a large mounded area. 

 Although important historically, uncertainty exists over the extents of the 
archaeological remains due to the extensive remodelling of the site to 
create the station area by the Victorians

Urban Form

Summary of urban form within the Castle Station character area:

 Northampton Railway. The current station was the result of rebuilding in 
the 1960s, as part of the modernisation of the West Coast Main Line.

 Castle (Scheduled Ancient Monument) originally situated outside the 
western gate, and defended on three sides by deep trenches.  A branch  
of the River Nene provided a natural barrier on the western side.

 A boundary wall currently exists along Black Lion Hill and  
St. Andrews Road.  

 The only significant soft landscaping is found in the northern part of the 
site around the River Nene which runs to the west of the station.  

•

•
•
•

•

•

•

•

•

•
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Open Space, Vegetation and Ecology

Summary of open space, vegetation and ecology within  
the Castle Station character area:

Generally low-lying large scale industrial land.

 Enclosure provided by narrow linear tree belts along river 
and roads, in the vicinity of the station strong enclosure 
provided by retaining wall.

 Trees of varying age and condition, principally deciduous.

 Views to mature trees on skyline, no significant long 
distance views.

 River bank provides primary wildlife value within character 
area.

 Some habitat connectivity (potential bat roosts) in lines 
of trees, otherwise the character area provides little 
ecological value.

 The only significant soft landscaping is found in the 
northern part of the site around the River Nene and 
in the south east corner on the mounding which is the 
location of the S.A.M.

•
•

•
•

•

•

•

 Views 
 Key view.1(Panorama) - View along St Andrews Road looking towards the south. Within this view there are no tall buildings that  
break the sky line. The topography of the road shows the station is located within a dip and surface parking dominates the area.

 Key view.2 (Panorama) - View along Black Lion Hill looking northwards. In the immediate view are two tall structures which form  
lift shafts.  Beyond the station looking north east is Spring Borough’s clearly identifiable by the residential tower blocks and the  
New Life apartments which both stand side by side at 12 storeys.

•

•

Ri
ve

r 
N

en
e

OPEN SPACE

Scheduled Ancient Monument with 
significant soft landscaping

View.2

View.1

Visual Summary of Castle Station character area

Railway line of Northampton Station Pick up/drop off point at station  Retaining wall along St. Andrews RoadNorthampton Station entrance
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Castle Station - Do’s & Don’ts

An understated western entrance to the town 
centre with a dispiriting station complex and 
undeveloped surrounding site. The prominent 
remnants of the Castle and the associated trees 
are the most positive feature of the area together 
with the recent public realm improvements leading 
towards the town centre.

CASE STUDY: Sheffield Station creating a real sense of arrival 

Main existing issues / problems

S.A.M. located in south east of site

Existing barriers to pedestrian access through 
dominance of cars and illegible pedestrian routes

Lack of high quality public realm

No real sense of arrival

Priority given to car access 

Perceived as poorly lit and with  
limited natural surveillance

•
•

•
•
•
•

Do...

Create a ‘sense of arrival’ – let people know they’ve arrived 
somewhere special with the creation of a high quality landmark 
railway station and associated gateway development with 
improved links to the wider area to signpost Northampton. 
Consider the addition of supplying a wide range of uses at Castle 
Station that can take advantage of the location as a principal 
transport node in the town.

Promote legibility and connections with the neighbouring 
surrounding areas of Spring Boroughs, Brewery District and 
Historic Core.

Public realm and use it as a as a way of creating a memorable 
gateway and reinforcing a clear hierarchy of streets. 

Increase awareness and visibility of the station through 
development that promotes clear views and vistas to major 
focal points.

Positively address the opportunities provided by the change in 
levels that exist on the border with the adjacent Spring Boroughs 
character area.

Encourage shared pedestrian and vehicle surfaces with slow 
traffic speeds as part of the major public realm surrounding 
the Castle Station.

Ensure future development of Castle Station responds to the 
River Nene waterfront to the west and incorporates greenery 
into public realm improvements.

Ensure there is surveillance. Ensure pedestrian routes to the 
station are overlooked by active frontages and uses promoting 
safe and well used environments. 

Don’t...

Ignore the noise –noise from railway related activity can 
sometimes cause adverse harm to surrounding neighbourhoods. 
Future development should look at ways to minimise noise 
pollution and ensure a peaceful environment is created for those 
living or working in the area. 

Allow surface car parking to dominate the area. Instead, allow 
for innovative parking solutions. 

Develop illegible spaces.  Pedestrians need clear routes 
to and from the station and these should be easy and well 
defined. Further public realm work within the station site 
should complement the high quality public realm already being 
implemented along Black Lion Hill.

Forget your past. Respect the historical significance of S.A.M 
and look to respect the heritage of the area which has helped 
to shape Northampton as a place.

Forget to dig deep. Research thoroughly the historic and 
archaeological composition of the area and use this positively 
to create a unique destination that seeks to create identity by 
capturing this history.

Be scared of intensification. Consider a much higher 
scale of intensity of development in the area.



Character Area 06  Grafton Street

DEFINING BOUNDARY OF CHARACTER AREA.06
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Located to the north of Spring Boroughs and Greyfriars 
character area the Grafton Street boundary is partly shaped 
by major movement corridors and the existing CAAP boundary. 

The Grafton Street character area accommodates a mix of 
uses including residential, commercial, low-grade retail and 
industrial. 

The southern edge of the Grafton Street is formed 
by Spencer Bridge Road/Grafton Street. This well used 
vehicular route currently acts as a barrier to movement for 
Spring Boroughs and is reinforced as a boundary by the 
light industry that lines this southern end along Grafton 
Street contrasting to the residential units opposite.

The western boundary of the character area is shaped by 
the tree lined edge of St.Andrews Road separating itself 
from the park in addition to the terrace housing along 
Lower Priory Street towards the grounds of St.Georges 
Primary School.

Barrack Road is a strategic route into the town centre 
from the north and possesses key landmark buildings such 
as the Chiropratic Centre (former Church) and former 
Post/Sorting Office. The Post/Sorting Office dominates the 
northern peak of the area however it does not dictate the 
feel of the area due to the majority of all other buildings 
being between 2 and 3 storeys high.   

The eastern edge of the character area is defined by 
residential units set back from Barrack Road, along with 
Temple Bar, Ash Street and the four storey residential units 
lining Baliff Street.
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Character Area 06 - Grafton Street
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Post Office - sorting office

Converted 
Church to 
Chiropractic 
Centre  

Red brick

Buff Brick

Concrete
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Stone cladding

Metal

Glass

•
•
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Edges / Boundaries  
Key edges and boundaries which help to shape the Grafton Street character 
area: 

Grafton Street runs along the southern of the character area. 

Terraced housing to north and west forms a clear dividing line.  

 School wall surrounding the school fields is the north-west boundary 
of the site and running along Harding Terrace.

 Mill Road/Semilong Road form the residential boundary shaping the 
northern edge of the character area.

 Ash Street runs through the middle of a small industrial part of the 
town onto Bailiff Street, the south east boundary of the site.

 St. Andrews Road serves as the eastern boundary of the site and runs 
north to south.

 Upper Mounts / Campbell Street – to the south east forms part of 
the town centre ring road.  

Movement & Access Networks 
Lynchian Analysis highlights the following movement and access networks:

 Barrack Road - follows the route of the medieval road from  
the town’s former north gate. It became a turnpike road in  
the 1720s as a part of the London to Holyhead mail road.

 Grafton Street is a key gateway and feeds into the ring road around 
the town centre. There are two secondary routes (Francis St, Arundel 
St) that lead off from Grafton Street.

 Upper Mounts to the south east forms part of the town  
centre ring road.

 St.Andrews Road - a major two lane A-class road  
running North / South towards St.Peters’ Way.

 St. Georges street is a main route through the character area.  
The road lines the school and residential and commercial units.

 Quorn Way to the south west of the site, leads off St Andrews Road 
and runs through industrial units and warehouses.

Landmarks
Key landmarks within the Grafton Street character area:

Post office/sorting office

Converted Church   

•
•
•

•

•

•

•

•

•

•

•

•

•

•
•

Character/Detail/Colour
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Figure ground diagram of Grafton Street Character Area

Topography

The following diagram highlights a visual representation of artificial and natural features of the Grafton Street Character Area.

Building Typology 

Cross section of Grafton Street Character Area [X-section A-A] - Diagram not to scale

A

A

The following building typologies exist with the Grafton Street character area:

KEY

PETROL STATION/CAR

SMALL COMMERCIAL

PUBLIC HOUSE (COMMERCIAL)

SMALL INDUSTRIAL

MEDIUM INDUSTRIAL

3 STOREY RESIDENTIAL

2 STOREY RESIDENTIAL

LOW GRADE RETAIL

RELIGIOUS BUILDING/CONSERVATION

COMMUNITY USE/SCHOOL

Gibrattu Barracks Post Office 
- sorting office 

IndustrialOffice/Commercial

CONSERVATION

This area contains a range in plot sizes however there is 
clear legibility along St.  George’s Street. This is a result of 

public and private space being clearly defined. To the north 
east of the site there is a more coarse urban grain as an 

effect of irregular plot sizes and large open spaces.  

Heights of buildings within this character area range from 1 – 6 storeys high.  The area is dominated by residential buildings standing at 2 – 3 storeys high. St. George’s 
Primary School is 1 storey high and is dwarfed substantially by the Post / Sorting Office that stands 6 storeys at its highest point.  

Listed Building - Grade.II

Locally Listed BuildingKey heritage aspects in the Grafton Street character area:

 Regent House is Grade II Listed and has two 
storeys with attic windows.  It’s formal doorway 
adds to the street scene.  

No 1 Royal Terrace Grade II Listed.

Wall and Gates of St.George’s School.

Urban Form

•

•
•

Summary of urban form within Grafton Street:

 The scale of the post office is in complete contrast 
to that of the much finer grain of the other 
buildings along Barrack Road. 

 St George’s School nestles well into its site and is 
not visible from Barrack Road. This is assisted by 
the boundary wall. 

 Attractive properties set back from along the west 
side of Barrack Road at 3 storeys.

Modern industrial area and premises around    
    Quorn Way.

•

•

•

•

Heritage 
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 Views 
 Key view.1(Panorama) - View looking southwards along Barrack Road. Lining the road to the left are low grade retail units which stand 
at 3 storeys. In the distance the landmark Holy Sepulchre Church is a strong feature with its spire clearly in view.  

 Key view.2 (Panorama) - View from along Barrack Road shows the converted Church to Chiropratic Centre as a landmark along this 
important route. The strong use of the traditional local honey coloured stone particularly sets this building apart from its neighbouring 
counterparts.  

•

•

Open Space, Vegetation and Ecology

Summary of open space, vegetation and ecology within the Grafton Street character area:

Elevated open urban landscape.

Enclosure of streets by adjacent buildings.

Trees rare, predominantly self-seeded in grass verges.

Playing fields exist along northern boundary.

Occasional views south to Nene Valley.

Low habitat value.

•
•
•
•
•
•

OPEN SPACE

School grounds

View.2

View.1

Visual Summary of Grafton Street character area

St. George’s Council School St.George’s Street Gates along Barrack Road Grafton Street
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Grafton Street - Do’s & Don’ts

A mostly undistinguished area dominated by interwar 
and post war industrial buildings next to the ring road 
and the redundant post office sorting building on the 
northern approach. It is interspersed however with 
some good quality buildings of differing periods.

CASE STUDY: ‘Super Crossing’ from Sheaf Square over A61 to enhance pedestrian links from train station to the city centre

DONT... Don’t...Do...

Promote development that makes the area a ‘no where’ 
place.  Strengthen the local identity by using local materials, 
retaining historical associations and involving the community. 

Forget Gateway - and the opportunity to reinforce the 
‘Cross road’ leg of Barrack Road/Broad Street/Silver Street 
which is important to the urban structure of Northampton

Main existing issues / problems

Interspersed with some good quality buildings of 
differing periods. 

Two Grade II listed buildings 

Mixture of uses in the area including school, residential, 
small industrial and retail.  

Scale of the post office is in complete contrast to that  
of the much finer grain of the other buildings.  

Area is predominantly hard landscaped except for 
St George’s school that accommodates grass playing 
pitches.  

•

•
•

•

•

Create more diversity. Don’t allow development in the 
area that increases the already mix of scale and form. 

Traffic Calm – potentially look at ways of introducing shared 
surfaces to calm traffic, reduce conflicts of movement and 
encourage more pedestrian movement where appropriate 
in the area. 

Soften – much of the area is a hard environment. Encourage 
more soft landscape through the area to soften edges and 
make pedestrian routes more convivial.  

Reconnect Improve routes to and from Castle Station to the 
south west of the site.  Spencer Bridge Road/Grafton Street is 
currently a major barrier to access

Develop in context. Establish the elements of local distinctiveness 
(such as red brick and honey coloured stone)

Rejuvenate – encourage the reuse of redundant buildings 
which add to the character of the area

Finer grain. New development should work back to finer grain 
and plot sizes as seen in the residential development on Barrack 
Road and St Georges Street.

Improve pedestrian and vehicular links to Semilong from 
Grafton Street and Barrack Road.

Be sympathetic. If possible demolish the vacant Sorting Office on 
Barrack Road and replace with buildings more sympathetic to the 
scale and grain of the surrounding area.



Character Area 07  Upper Mounts

DEFINING BOUNDARY OF CHARACTER AREA.07
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This diverse character area sits north of the Greyfriars. The intersection of 
two major routes in and around Northampton Town via Upper Mounts and 
Kettering Road form the central spine of this character area. A number 
of listed and locally listed buildings exist within the area which have a 
significant impact on the streetscape.  The cluster of important civic buildings including the 

Baths, Police Station, Chronicle and Echo and Crown 
Courts lining Upper Mounts grace the character areas 
southern edge. These buildings help to give Upper Mounts 
a unique character within the town centre as an area that 
uses the traditional honey coloured building palette and 
accommodates important public service buildings.   
The western edge separating Grafton Street from Upper 
Mounts is shaped by the intersection of Bailiff Street and 
Campbell Street with the remaining northern edge shaped 
by the CAAP boundary line. 

Kettering Road and Wellingborough Road experience a 
much finer grain of development with the backs of this 
development shaping the eastern edge along with busy 
transportation roads including St Michael’s Road. Although 
this section of the character area differs to  
the northern section of Upper Mounts, there are buildings 
with similar large footprints including the Jaguar Garage on 
Kettering Road and Tricker’s shoe factory.  

The character area plays host to a range of architectural 
styles and has an eclectic feel in some parts, most notably 
along Lower Mounts and Abington Street where the Jesus 
Centre (former Cannon Cinema Art Deco building) has a 
distinctive presence.  
This building complements the character area and adds an 
element of building diversity that would not slot into the 
Greyfriars character area as successfully.
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Character Area 07 - Upper Mounts
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Composite Panelling

Sheet metal
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•
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Edges / Boundaries  
Key edges and boundaries which help to shape the Upper Mounts 
character area:

 South Lady’s Lane runs east to west and is intersected by Upper 
Mounts, a major A road, (A5123) that runs north to south through 
the character area and around the town centre.

 Victoria Street leads off Upper Mounts to the north west of the 
area and connects to Lady’s Lane. The car park is contained within 
this area which leads onto Upper Mounts and Robert Street.

 Earl Street to the north east of the site runs past the 
Northampton Chronicle and Echo building.

 Clare Street forms the north east boundary. It runs approximately 
131 metres east until it reaches Overstone Road

 St.Michaels Road carries on from Ladys Lane as a boundary to the 
middle section of the character area.

 Raglan Street leads off from St Michael’s Road and forms an 
eastern boundary. This road connects to both Kettering and 
Wellingborough Road. 

Movement & Access Networks 

Lynchian Analysis highlights the following movement and access networks:

 Wellingborough Road is a major access and gateway route into 
Northampton from the east. 

 Kettering Road is an A-class road leading into Abington Street 
which accommodates commercial uses including the Jaguar Garage.

 Lower/Upper Mounts is part of the A5123 road that provides the 
majority of western borders through the character area sites.  

 Abington Square is a busy route to and from the ring road and the 
town centre. 

Landmarks
Key landmarks within the Upper Mounts character area:

 Abington Square island is an area of urban green space  
which is valuable in visual, aesthetic and amenity terms. 

Northampton Fire Station. 

Swimming Baths

The Chronicle and Echo.

Former Cannon Cinema.

•

•

•

•

•

•

•

•

•

•

•

•
•
•
•

Character/Detail/Colour
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Figure ground diagram of Upper Mounts character area

Topography

The following diagram highlights a visual representation of artificial and natural features of the Upper Mounts character area.

Building Typology 

Cross section of Upper Mounts character area [X-section A-A] - Diagram not to scale

A

A

The following building typologies exist with the Upper Mounts character area:

KEY

LOW GRADE RETAIL

2 STOREY RESIDENTIAL

3 STOREY RESIDENTIAL

SMALL INDUSTRIAL

HISTORICAL/RELIGIOUS

SMALL COMMERCIAL

MEDIUM COMMERCIAL/CAR 
SHOWROOM

LARGE COMMERCIAL

LEISURE

COURTS/CIVIC

FIRE STATION

POLICE STATION 

COMMUNITY

Fire Station

Upper Mounts
Law Courts

CONSERVATION

There are clear building patterns in this character area and as a result the 
grain is largely fine. Such regularity has created permeable routes and legible 

spaces. The built fabric is strong with continuous linear building forms.  The 
difference in plot sizes also differentiates between street types, as larger civic 

buildings are located along the busy ring road for example.  

Heights of buildings in Upper Mounts range from 1 – 6 storeys. Civic buildings that are located along Upper Mounts are between 2 – 6 storeys with the Fire Station 
being the tallest.  The south eastern section of the character area is dominated by linear forms of terraced housing standing at 2 storeys. 

Listed Building - Grade.II

Locally Listed Building

Heritage
Key heritage aspects in the Upper Mounts character area:

 The Jesus Centre which is Grade II listed was built in 
‘Streamline Moderne’ style in 1936 as Northampton’s 
first super cinema.  Variously known as the Savoy, ABC 
and finally the Cannon, it undoubtedly holds many 
memories for thousands of Northampton’s longer 
established residents.  The building is now divided 
between the Northampton Jesus centre and The Deco 
theatre and conference facility. The cinema  
was listed in 1994.      

 Tricker’s factory, based on St. Michael’s Road was founded 
in 1829 by Joseph Tricker, master shoemaker.  The 
manufacturing home of Tricker’s continues to be based 
in Northampton due to the town’s status as the heart of 
English shoemaking in the country.  The St Michael’s Road 
premises accommodates all manufacturing, administration 
and marketing activities of the famous company.  

Urban Form 
Summary of urban form within Upper Mounts character area:

 The area grew with the introduction of industrial shoe 
factories and the accompanying workers housing.

  There are a number of listed buildings in the immediate 
surroundings of the study area that vary in their 
character and building style. 

  A number of buildings were built as Victorian/Edwardian 
workers housing.

 The scale of buildings increases to the south with the 
Chronicle and Echo and other warehouse buildings, 
especially along St. Michael’s Road and Dunster Street.

 The old shoe factories have since been closed down 
and a number of the buildings restored. These now form 
attractive buildings which contribute to the character of 
the area.

  The main façade of the Chronicle and Echo building is a 
striking feature. Allinson House and Albany House define 
the corner of Clare Street and Earl Street well.

•

•

•

•

•

•

•

•
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 Views 
 Key view.1(Panorama) - View looking west towards Abington Island.  The varying roofline heights are illustrated in this view as well as the 
varying architectural styles present along the street.  The tallest building along the street stands at 4 storeys high.  

 Key view.2 (Panorama) - View looking north along Upper Mounts. The Charles Bradlaugh Inn/Leisure Centre and Fire Station are all in 
clear view, each with a large footprint.  The Fire Station is the most noticeable building due to its shape and form; it is 6 storeys high and 
is a landmark along the street.   

•

•

Open Space, Vegetation and Ecology

Summary of open space, vegetation and ecology within the Upper Mounts character area:

OPEN SPACE

Garden of Rest

Greenspace surrounding Unitarian 
Church

View.2

View.1

Visual Summary of Upper Mounts character area

Enclosure of public realm by adjacent buildings

 Trees relatively rare, principally concentrated in churchyard

Little in the way of planting, just grass verges

Occasional long distance views along straight roads

Low habitat value

•
•
•
•
•

Kettering Road St. Michaels Carpark Crown Courts Echo & Chronicle building



Character Assessment & Tall Buildings Strategy for Northampton’s Central Area 127

Upper Mounts - Do’s & Don’ts

Provides a prominent and very distinctive civic 
use focus for Northampton despite being 
poorly linked to the Historic Core. By contrast 
it is strongly connected to the northern former 
shoe industry neighbourhoods.

CASE STUDY: Stockholm - shared surface to address severence and allow for more attractive pedestrian environment 

DONT...Main existing issues / problems

Some good quality buildings of differing periods.  

Wide variety of buildings including impressive range 
of public buildings such as courts, fire station, police 
station, religious buildings.

Impact of ring road and associated signs and guard rails.

•
•

•

Don’t...

Waste gateway opportunities  - ensure gateways create 
a positive and memorable experience when approaching 
Northampton from the North. This means understanding and 
planning for day and night time economy.

Let the Ring Road dictate – look at innovative ways of 
dealing with severance. Ensure clear, wide and direct crossing 
that allow people to go where they want to be.

Forget about sustainability – New development should 
look to meet the government commitment to lowering 
our carbon emissions. More specifically this can be done 
by locally sourcing materials and getting the right type of 
development in the right areas. 

Do...

Civic Pride - Retain civic buildings and locally listed buildings 
which add much to the character of the area. Look to improve 
where possible to celebrate the positive built environment.

Downgrade/change the character of the inner ring road where 
possible to improve pedestrian linkages between Upper Mounts 
and The Historic Core. Improve the connections between and 
character of St. Matthews Road and Abington Square.

Encourage a landscaping strategy. Landscaping that introduces 
more soft landscaping features into the area should be developed 
to help create more attractive and pleasant environment for its 
users around the civic buildings.  

Enclosure -  Promote development that will create a common 
building line which will create continuity of frontage and provide 
definition and enclosure to the public realm.

Alleviate the effect of large parking areas by ensuring they 
are designed as an integral part of the landscape treatment 
and managed communally.  This will also ensure that pedestrian 
movement is not determined and restricted by vehicular 
movement requirements. 

Respect the urban grain and plot size of buildings on Abington 
Square, Wellingborough Road and Overstone Road.
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Clearly distinguishing itself as separate from the Historic Core, 
Brewery District and AVON, this character area has a northern 
boundary beginning at the southern edge of the Historic Core.

The large scale modern Pinnacle building and St Peters Retail Park 
provide a stark contrast with the fine grain development in the 
Historic Core.

The northern edge is further defined by Angel Street and 
Guildhall Road rising to Derngate and then naturally flowing 
down Derngate towards the major intersection of the 
Historic Core, Hospital and AVON. 

The steady rise of Derngate with the landmark theatre and 
important Charles Rennie Macintosh heritage, shares its 
defining boundary with the Historic Core, however this area 
differs to its neighbour with a more cultural and creative feel.  

More recent residential additions to the south running 
to Victoria Promenade and off Albion Place are clearly 
distinguishable from the fine variety of  Victorian period 
residential to the north forming part of the Historic Core. 
The variety of house style and type is reinforced by the 
‘mixed use’ nature of St Johns. 

The mixture of uses including retail, culture and residential 
is an important characteristic of the St. Johns area. This 
vibrant mix has the potential to become a sustainable part 
of Northampton that is easily accessible whether on foot or 
by car. The area is defined to the west by a major approach 
to the town along St. Peters Way and from the south along 
Bridge Street. 

Victoria Promenade and its busy 4 lanes of traffic form 
the eastern edge of the character area. This edge also acts 
as a clear barrier to wider connections with AVON. This 
barrier becomes less prevalent towards Morrisons with its 
boulevard treatment and pedestrian crossing which merge 
to help to overcome these visual and physical connection 
issues. The remaining southern boundary is shaped by the 
dismantled railway line and Auctioneers Way terminating at 
Bridge Street. This clearly separates the area from waterside 
residential units belonging to the Brewery Character Area.
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Character Area 08 - St.Johns
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Lynchian Analysis

The Pinnacle 

Bloomsbury House and surface carpark of St.Johns

Red brick

Buff brick

Stone

•
•
•

 Composite Panelling

Sheet metal

Brown brick

•
•
•

Key edges and boundaries which help to shape the St. Johns character 
area: 

 Gold Street – historically important street but somewhat run down. 
Named after precious metals that were once traded here. 

 Derngate forms the busy eastern link from the Bedford Road to 
the town centre. The road extends from Victoria Promenade in the 
south-east to St Giles Street in the heart of the town centre.

 Bridge Street - forms an important thoroughfare into the town 
centre. 

 A508 – busy 4 lane road defining the western boundary of this 
character area.

 Victoria Promenade (A5123) intersects the character area and acts 
as a southern boundary to the character area.

 St.Peters Way – a busy vehicular route including a series of 
roundabouts forming the northern edge of the boundary.

Movement & Access Networks 

Lynchian Analysis highlights the following movement and access 
networks:

 Horse Market Street/Gas Street - a major north-south route with 
secondary roads leading off from it along both east and west points. 

 St.Peters’ Way - a busy corridor forms part of the southern 
boundary to the north-west section of the character area.  

 Bridge Street can be accessed by both St Peter’s Way and Victoria 
Promenade.  Bridge Street is a main access route to the Historic 
Core from the south of the town centre and as a result is a major 
gateway.    

 Derngate - extends from Victoria Promenade in the south-east to 
St. Giles Street in the heart of the town centre.  

 Guildhall Road - a cultural street in the town centre, was developed 
in the c1900 through a house and burgage. The road is lined with 
high density buildings, namely the Royal and Derngate theatre and 
Northampton Museum and Art Gallery as well as a small amount of 
independent shops.  

 Kingswell Street - a secondary route that runs north to south to the 
north-west of the character area. Kingswell Street can be accessed 
via Gold Street to the north or Foundary Street to the south.

•

•

•

•

•

•

•

•

•

•

•

•

Edges / Boundaries Character/Detail/Colour

LANDMARKS
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Figure ground diagram of St.Johns character area

Topography

The following diagram highlights a visual representation of artificial and natural features of St.Johns character area.

Building Typology 

Cross section of St.Johns Character Area [X-section A-A] - Diagram not to scale

A
A

The following building typologies exist with the St.Johns character area:
KEY
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PARKING
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LEISURE/CULTURE

RELIGIOUSRiver Nene

Residential

Car park
Morrisons 
Supermarket

R&D Theatre

Heights of buildings range from 2 – 11/12 storeys high within this character area.  It is within St Johns that the range of building heights complements the surroundings best.  
For example, along Guildhall Road buildings are between 2 – 5 storeys high.  The Pinnacle is the tallest building in the area and is located close to the Historic Core standing 
at 12 storeys high. 

Listed Building - Grade I

Listed Building - Grade.II

Locally Listed Building

All Saints Conservation Area

Derngate Conservation Area

Heritage
Key heritage aspects in the St.Johns character area:

Former Church - Converted to restaurant 

A number of listed buildings Grade.I and II*

 78 Derngate is a Grade II* listed Georgian house in 
Derngate originally built in the 1820’s. 

 The south eastern portion of the character area is 
dominated by early 19th century buildings with the 
exception of two buildings on the north side – Bedford 
Mansions built in typical 1930’s Art Deco style.Two 
Conservation Areas run throughout the area and there is a 
high density of listed and locally listed Grade I and Grade II 
building within the character area boundary   

Urban Form 
Summary of urban form within St.Johns character area:

‘Out of Town’ retail and associated car parking.

 The former Cattle Market which accommodates 
Morissions has historically been a large market space 
serviced by both the river and the railway.

 Recent development has resulted in the large scale 
clearance of the finer grain buildings that once stood to the 
west of the area for larger scale ‘out of town’ retail outlets 
with designated parking.  

 In contrast to the large areas of surface car parking Albion 
Place is a small green space which characterises the more 
positive qualities of this area with its Georgian architecture 
and gardens in addition to the much celebrated 78 
Derngate designed by Charles Rennie Mackintosh.

Landmarks
Key landmarks within the St.Johns character area:

The Pinnacle

Bloomsbury House

Royal & Derngate Theatre

St.Johns car park

Morrisons Supermarket

•
•
•

•

•
•

•

•

•
•
•
•
•

CONSERVATION

The mixed use nature of St Johns is mirrored in the urban grain. Pockets 
of fine grain streets provide clear movement patterns and reflect the 

traditional street patterns. In contrast, the larger footprint of more modern 
developments alters the grain in northern and southern parts, however their 

position and frontage to the street does not adversely affect movement 
around the site. It also gives the area a more organic and dynamic feel.  
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10 CHARACTER AREAS

 Views 
�Key�view.1(Panorama)�-�View�along�Victoria�Promenade�looking�northwards.��The�photograph�illustrates�the�dense�nature�of�tall�buildings�
within�this�area�with�the�exception�being�the�surface�car�park�in�the�centre�of�the�photograph.��

�Key�view.2�(Panorama)�-�View�looking�southwards�from�Victoria�Gardens�towards�Morrisons�supermarket.�The�photo�illustrates�the�tree�
lined�boulevard�and�key�pedestrian�access�point�towards�the�river�crossing.

•

•

Open Space, Vegetation and Ecology

Summary�of�open�space,�vegetation�and�ecology�within�the�St.Johns�character�area:

Contrasting mix of open large scale retail and dense residential development

Quality of public realm varies. For example Albion Place offers an positive natural setting however the area around St.Johns car  
     park is less attractive.

Mature trees occasional but significant collections along Victoria Promenade, Victoria Gardens and Albion Place

Occasional long distance views from car park.

Habitat value mainly from lines of mature trees.

•
•

•
•
•

OPEN SPACE

Derngate Theatre

Mature tree growth

View.2

View.1

Visual Summary of St. Johns character area

St.Johns Carpark Royal & Dengate Theatre St. Peters Way Terrace along Victoria Promenade
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St Johns -  Do’s & Don’ts

Prominently situated southern area with 
many fine townscape features despite the 
stark contrasts of edge of centre retail 
provision and associated surface car parking. 
The trees in this area do much to soften 
the impact of the ring road which otherwise 
creates problematical severance. The striking 
topography rising up to the Historic Core 
provides a notably clear identity. 

CASE STUDY: Trinity Gardens - Multi storey carpark with active uses at ground floor to maximise development opportunity

DONT... Don’t...Do...Main existing issues / problems

Weak gateways upon entering into  
Northampton town centre from the south

Commercial uses on southern part of  
Bridge Street detract from character

Poor public realm 

Several vacant sites and low grade uses  
in key high profile locations 

St Peter’s Way is a barrier to the town centre for 
pedestrians

Routes to and from the south constrained by high 
levels of on-street parking on upper Bridge Street

•

•

•
•

•

•

Strengthen links - improve connections to and from the town 
centre – predominantly on the north-south axis. This includes 
promoting cycle networks and pedestrian friendly routes.  

Develop space - in particular squares and public spaces at 
prime nodes relating to the functioning of the town. Public 
spaces should be creative, take account of the local context 
and be well maintained and managed.  

Link Culture - promote improved links between the theatre and 
the town centre. Potentially an open space at Derngate Gardens 
to increase natural surveillance and provide a linkage to the 
theatre

Consider 24 hour spaces. Encourage mixed use development 
close to recreational development to promote night time activity 
and animate public space.

Conserve - and Maintain a fine grain mix of uses and a sensitive 
approach to development in the setting of historic townscape 
buildings.

Develop commercially - encourage a mixture of commercial 
buildings of exceptional design quality to the south of the site 
where large massing can be accommodated and the potential 
gateway from the south is improved.  

Create a stronger edge along St Peter’s Way car park site: there 
is the opportunity for a landmark building/gateway at the Gas 
Street roundabout. 

Enhance the setting of the Church restaurant with high quality 
designed public realm and improved transportation network 
surrounding it. Rationalise and reorganise the highways around 
Bridge Street and Cattle Market Road.

Forget about the context. All development should be 
developed in context to its surroundings positively responding 
to the attributes which make the area special.

Be afraid - Existing traffic dominated gyratory has outlived its 
original purpose and is now creating more of an obstacle to 
easier pedestrian movement

Ignore transport. Ensure that the speed limit is sensitive to 
the historic and primary historic streets opting for lower 
speeds which ensure more attractive streets as opposed to 
busy roads. 

Restrict a range of building types and frontages - a mixture 
is required but avoiding anymore low grade retail and 
industrial sheds in such a prominent area

Encourage high amounts of on-street car parking -  
a reduction is required within the area. 

Forget about views. Think about the impact of development 
views from the south, in particular the variety of the 
roofscape and impact on views to All Saints Church.



Character Area 09  Historic Core

The above features are what distinctly gives the Historic 
Core its character and which separates it from its nearby 
counterparts.  As the only character area that borders six 
others, it has major distinction, yet connects to other areas 
through pedestrian routes, road connections and similar 
building use. 

The crossroads that form the centre piece of the area allows 
for easy orientation and movement into both Greyfriars and 
St Johns via Drapery and Bridge Street respectively, whilst 
St Peter’s Way and York Road, both parts of the ring road, 
form a strong east and west boundary to the Historic Core. 
Indeed the eastern edge marked by St. Peters Way including 
two sites designated S.A.Ms around St. Peters Green.

The ring road results in a severance to Castle Station, The 
Brewery District and Cliftonville. The positioning of the ring 
road further emphasises the unique quality of the Historical 
Core as being an area with rich heritage. 

 The high density of listed and locally listed buildings gives the 
character area a quaint charm. Areas that particularly reflect 
this quality are; the three churches, (St. Peter’s, St. Giles, All 
Saints) and tightly-knit buildings along St Giles Street, Fish 
Street and Gold Street. The small building footprints and 
tight knit developments create a rhythm along the street that 
reinforces the intimate feel of the character area. 

The Market Square has its own particular charm. A major 
historical landmark and area of public space, it is an area that 
is encased by strong building lines and architectural continuity. 
It’s location means that it is easily accessible as a result of 
historical back lanes and ‘jetty’s’. Pedestrian access routes 
from Mercers Row and The Drapery date back to medieval 
times and are historical attractions in themselves.

DEFINING BOUNDARY OF CHARACTER AREA.09
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The Historic Core forms the heart of the town. It is where  
the 13th century street pattern of Northampton is strongly 
retained. The medieval core is largely defined by the existing 
conservation areas of All Saints, St Giles and Derngate (in part).

The area is characterised by three other distinct features within them:

1.   Small plot sizes and fine grain streets that resonate strongly with the history of Northampton in particular the ‘cross road’;

2.   Retention of high quality Georgian and Victorian architecture, listed buildings and SAMs including set pieces All Saints, 
St.Giles, Holy Sepulchre and St.Peters; 

3.  Continued use of the traditional Market Square.    



Character Assessment & Tall Buildings Strategy for Northampton’s Central Area 141

Character Area 09 - Historic Core
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Lynchian Analysis

LANDMARKS

Guildhall along St.Giles Street

All Saints Church

Red brick

Buff Brick

Concrete

•
•
•

 Composite 
Panelling

Sheet metal

•

•

Edges / Boundaries  

Key edges and boundaries which help to shape the Historic Core character area:

 The Drapery -  one of the main shopping streets in the town due to 
location of banks and a large department store includes a number of 
notable buildings, dating from the 18th and early 19th century.

 Bridge Street - forms an important thoroughfare into the town centre.  
In the 17th century this was the main entrance through the town wall.

 Cheyne Walk - dominated by large Victorian villas on large plots, built during 
the early 1800’s. During the late 1800’s these properties overlooked open 
farmland later developed to facilitate hospital expansion 100 years later. 

 Gold Street - named after precious metals that were once traded here by 
the town’s Jewish population. Historically important street with improved 
public realm. 

 Abington Street - a very busy, pedestrianised, shopping street. A small 
section of the street, the eastern end, is within the Conservation Area.

�Market�Square�–�historic�market�square�including�a�number�of�fixed�stalls�
surrounded by commercial units along all four sides of the square. 

Movement & Access Networks 

Lynchian Analysis highlights the following movement and access networks:

 The Drapery is a narrow 2 way street with bus lay-bys. The street 
accommodates buildings that are based on permanent market stalls.   
In historical terms, the west side of Drapery formed the west side of  
the traditional Market Square.  From the 18th century the stall plots  
were built upwards to three or more storeys. 

 Horseshoe Street - historic street which is now a busy 4 lane  
A class road, (A508) that runs north to south and is part of the town 
centre ring road. The street acts as a major connecting road to the  
historic core as Gold Street leads off from it.  

 Horsehoe Street and Horsemarket are roads that follow the traditional 
grid pattern of the town centre.

 Woolmonger Street is a traditional back lane which is a historic asset of 
Northampton.  The street can be linked back to Northampton’s middle 
ages where the main industry was wool based.

 Kingswell Street is a secondary route that runs north to south to the 
north-west of the character area. 

 Bridge Street  is a two way street with on street parking both sides  
at the upper end. Bridge Street is an important route from the south.

•

•

•

•

•

•

•

•

•

•

•

•

Character/Detail/Colour
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Figure ground diagram of Historic Core character area

Topography

The following diagram highlights a visual representation of artificial and natural features of the Historic Core character area.

Cross section of Historic Core Character Area [X-section A-A] - Diagram not to scale

A
A

The following building typologies exist with the Historic Core character area:

KEY

LARGE COMMERCIAL

MEDIUM COMMERCIAL

SMALL COMMERCIAL

LOW GRADE RETAIL

HIGH GRADE RETAIL

Mercer’s Row

All Saints Church
Angel Street

George’s Row
Peacock Place/Market Square

CONSERVATION

SMALL INDUSTRIAL

3 STOREY RESIDENTIAL

2 STOREY RESIDENTIAL

RELIGIOUS

COMMUNITY USE

Building Typology 

The Historic Core has a pattern of street blocks that are small and frequent. The 
dense traditional medieval street pattern is still in tact and narrow plot widths, 

continuous building lines and strong order of symmetry all allow for a legible area 
that it is easy to move around.  The market  as the key area of open space is 

clearly defined as a result of consistent building patterns in the area.

Heights of buildings within the historic core range from 2 – 5 storeys. Buildings located close to the cross roads range from 3 – 4 storeys high with All Saints Church 
gracing the skyline at approximately 6 storeys. The range of building heights throughout the conservation areas adds to the Historic Core’s charm. Each church tower is 
distinctly taller than their neighbouring buildings and emphasises the medieval character still present in the town.  

Listed Building - Grade I

Listed Building - Grade.II

Listed Building - Grade.II*

All Saints Conservation Area

Derngate Conservation Area

S.A.M

Heritage 
Key heritage aspects in the Historic Core character area:

 High concentration of listed buildings including All Saints Church/
St. Giles Church/St. Peter’s and County Hall – grade 1 Listed

 Jetty’s and narrow lanes can be linked back to the 13th century 
layout of the town centre.  Back lanes behind the burgages and 
lanes off them served the artisan quarters, probably within the 
pre -13th century layout.  

 From the 18th century the stall plots were built upwards to three 
or more storeys.  However most are only about 4 metres wide 
and 6 metres deep, though they have basements that extend 
under the pavement/square.

 Burgages are the basic rated property unit in a mediaeval town, 
and in Northampton were about 10 metres wide and 60 metres 
long. These form four sides of the “square” with developments 
along Gold Street, Abington Street and St Giles Street.

 Market Square This is larger than the present designated area as 
it included Drapery and George Row

 All Saints Church. The buildings between Drapery and Market 
Square and between All Saints and Market Square are based on 
permanent market stalls.

Urban Form
Summary of urban form within the Historic Core character area:

 Much of the urban form is credit to how the town was planned 
in medieval times.  The lanes and Jetty’s along with narrow 
alleyways reinforce the traditional feel of the area.

 Northampton is a 13th century planned layout superimposed on  
an older layout (mixed Saxon and early Norman).

Landmarks

Key landmarks within the Historic Core character area:

All Saints Church

St.Giles Church

St.Peters Church

Market Square

Guildhal l

Sol Central  

•

•

•

•

•

•

•

•

•
•
•
•
•
•
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 Views 
�Key�view.1(Panorama)�-�View�along�Gold�Street�looking�east�towards�All�Saints�Church.��The�church�is�an�easily�identifiable�landmark�
structure�in�the�town�due�to�its�style�and�height�complemented�by�surrounding�Georgian�and�Victorian�architecture.

�Key�view.2�(Panorama)�-�View�of�the�Market�Square�illustrates�the�square�lined�by�old�and�modern�buildings.�Important�to�note�is�the�
Grosvenor�Shopping�car�park�that�breaks�the�local�sky�line�to�the�north�east�of�the�site

�Key�view.3�View�along�Marefair�looking�east�into�the�centre.��The�rising�topography�of�Gold�Street�can�be�seen�further�along�the�street�
but�most�immediately�is�Sol�Central�which�stands�at�7�–�8�storeys�high�and�acts�as�a�gateway�feature.�

�Key�view.4�View�of�Market�Square�looking�south�with�All�Saints�Church�sitting�above�smaller�scale�buildings�shaping�the�Market�Square.��

•

•

•

•

Open Space, Vegetation and Ecology

Summary of open space, vegetation and ecology within the Historic Core character area:

Dense low-lying historic town centre.

High quality landscape character derived from buildings, walls and pavements.

Mature trees rare but occasionally line routes and focus long distance views.

Valued greenspace at St Peters and St Giles.

Opportunity for biodiversity in pockets, not well-connected.

•
•
•
•
•

OPEN SPACE

Lady Meadow

St.Peter’s Church

Remembrance Park
Market Square

All Saints Church

St. Giles Church
Visual summary of Historic Core character area

Jeyes Jetty St.Giles Church Market Square All Saints Church

View.1 View.3

View.2 View.4
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Historic Core - Do’s & Don’ts

An area of outstanding environmental quality 
and the essence of Northampton’s identity 
which has a wealth of great townscape features 
and buildings highlighting its development 
through the ages right up to the present day. 
Has all the characteristics of a quintessential 
fine historic town which continues to be 
remarkably adaptable to positive change.

CASE STUDY: Sunniside Conservation Area in Sunderland - high quality public realm retaining the integrity of historic streets

Main existing issues / problems

High number of grade and listed buildings and two 
S.A.Ms 

Conservation Area 

Heart of the town centre 

Many routes through the Historic Core have been 
severed or blocked  

Need for a better hierarchy of street and place  

High quality townscape follows historic street 
pattern – poorer townscape quality can be found 
where routes have been subject to road widening 
schemes such as Horshoe Street.   

The Historic Core is a rich mix of Georgian 
and Victorian architecture of four to five storey, 
overlaid on a dense and compact traditional 
medieval street pattern.

•

•
•
•

•
•

•

Don’t...

Allow low quality. This is that which generally consists of a 
mixture of brick patterns and poorer quality materials. Such 
a palette can conflict with the surroundings and create visual 
confusion.  

Promote development that detracts from the local 
character. Look to successful retail and leisure precedents 
including those that celebrate but don’t copy buildings 
from previous generations.

Forget to turn the lights on - look at innovative public realm 
solutions to street furniture, signage and create forms of 
energy efficient lighting to illuminate key buildings and spaces 
within the central area.  

Forget about the past - Celebrate the town’s heritage. 
Encourage development and public realm schemes that 
celebrate Northampton’s past such as the town’s shoe industry. 
Enhancing and preserving the local distinctiveness to retain 
Northampton’s character.  

DONT...Do...

Promote traffic calming measures through the historic core, 
particularly at The Drapery, All Saints and The Market Square 
through shared surfaces and speed restrictions in order to 
provide a comfortable pedestrian environment. 

Consider landscape. Promote complementary and sensitive 
public realm solutions within the historic setting.  

Avoid street clutter - but develop clear signage through the 
Historic Core to ensure navigation is easy and clear to tourists 
and town centre users.  In turn this will create an identity for the 
town and be an instrument in revealing the history of the area 
and encourage people to explore.  

Consider the existing.  Develop in ways that reflect the local 
building vernacular and material palette. Encourage development 
that uses local honey coloured stone, red granite, yorkstone and 
warm tones of iron stone.  

Rediscover.  Look to more of the ‘forgotten’ open spaces that 
could further enhance the character of the area in particular, 
Lady Meadow, Remembrance Square and St.Giles Church.

Create high quality shop fronts which complement The Historic 
Core’s character and accord with Northampton Borough 
Council’s Shop Front Design Guide.

Take opportunities. Opportunities exist to reinstate historic 
streets and pedestrian ‘desire’ lines to reintegrate this area with 
neighbouring areas such as the northern end of Sheep Street.
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Character Area 10  Greyfriars

The Greyfriars character area is located north of the Historic Core, east 
of Spring Boroughs and to the south west of Upper Mounts.  The area 
is characterised largely by its retail and commercial use within the town. 
It accommodates a significant amount of landmark buildings that break 
the sky line and impact on local views.  

The Ridings provide a clear southern boundary to the site 
as it provides a separation between the back for the retail 
circuit and the Historic Core. There is also a clear separation 
between Spring Boroughs and Greyfrairs - by Horsemarket/
Broad Street. This four-lane road acts as a barrier to Spring 
Borough’s and reinforces the dividing line in between the two 
areas,.  

Sheep Street leads away from the noise and traffic around 
the Greyfriars bus station. It is a narrow route lined 
predominantly by eighteenth century buildings. Its attractive 
fine grain qualities play an important part in the overall 
character of this area. 

Running down the middle of the character area and leading 
onto Drapery and market square. Only the southern end of 
Sheep Street lies within the Conservation Area . Its narrower 
roads and eighteenth century buildings mark it from the 
modern roads surrounding it. 

The central focus for the area is the Grosvenor shopping 
centre and Bus Station Interchange – both monolithic 
structures that dominate the character area.  Whilst they 
have a substantial presence it is the combination of these 
major centres combined with local historical landmarks 
such as the Church of the Holy Sepulchre and its associated 
conservation area status that give a dynamic and vibrant 
feel to the area.  It is the post-modern structures that have 
exploited their prime position within the town, however as 
a result of such modern interventions pedestrian movement 
has been adversely affected.
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Character Area 10 - Greyfriars
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Edges / Boundaries
Key edges and boundaries which help to shape the Greyfriars character area:

 Sheep Street - a quiet and narrow route with eighteenth century 
buildings surrounding it. 

 Abington Street - a very busy, pedestrianised, shopping street, most of 
which is outside the Conservation Area. A small section of the street, 
the eastern end, is within the Conservation Area as part of the Market 
Square dating from 1677.

 Campbell Street - this Street was widened in the 1960s and is now 
dominated by car use. 

 Broad Street is a major street into the town centre which was lined with 
shops and commercial buildings and sits within the conservation area.

 Victoria Street separates Greyfriars from the Upper Mounts character area. 

Movement & Access Networks

Lynchian Analysis highlights the following movement and access networks:

 Broad Street forms part of the ring road around the centre.  Along with 
Upper Mounts to the east of the site the road is a major movement 
corridor around the character area.  

S ubways providing connections across Broad Street and Ladys Lane

 Victoria Street is to the north of the character area. The road leads onto 
Ladys Lane and Church Lane. Entering the road from the north, the bus 
station and Northampton House dominate the sky line.  

 Campbell Street at the most northern point of the character area is 
dominated by car use. The street later becomes Upper Mounts and is 
lined by a mixture of uses.

Landmarks
Key landmarks within the Greyfriars character area:

Church of the Holy Sepulchre 

Northampton House 

Grosvenor Shopping Centre 

Park Inn

Bus Station

Mayorhold Multi-storey carpark

•

•

•

•

•

•

•
•

•

•
•
•
•
•
•

Character/Detail/Colour
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Figure ground diagram of Greyfriars character area

Topography

The following diagram highlights a visual representation of artificial and natural features of the Greyfriars character area.

Building Typology 

Cross section of Greyfriars Character Area [X-section A-A] - Diagram not to scale

A

A

The following building typologies exist with the Greyfriars character area:

KEY

SMALL COMMERCIAL

MEDIUM COMMERCIAL

CAR APRK

BUS STATION

COMMUNITY USE - NHS

SMALL INDUSTRIAL

LOW GRADE RETAIL

HIGH GRADE RETAIL

LEISURE

3 STOREY RESIDENTIAL

4+ STOREY RESIDENTIAL

RELIGIOUS

Conservation

Health Centre

Residential
Church of Holy Sepulchre

Sepulchre’s Church rooms

Cambell Street

There are two distinct grid patterns within this character area.To the north of the 
site, the grain is fine with small building plots and continuous linear forms onto 

Sheep Street. There is a clear definition of public and private space.  To the south 
of the area however large scale buildings dominate and give a more coarse and 
impermeable grain. This said, the unbroken built form along Abington Street does 

allow for a clear distinction between the street and buildings.  

Buildings within Greyfriars such as the Bus Station and Grosvenor Shopping centre dominate the skyline standing at approximately 9 and 7 storeys respectively.  Their 
mass is particularly substantial compared to other buildings within the area.  To the north of the character area and along the conservation area of Sheep Street, 
buildings are noticeably different in height and plot size. Typically buildings here are 2 – 4 storeys. 

Listed Building - Grade I

Listed Building - Grade.II

Locally Listed Building

Holy Sepulchre Conservation Area

Heritage
Key heritage aspects in the Greyfriars character area:

 Sheep Street was once the site of the medieval Jewish 
Quarter. 

 Church of the Holy Sepulchre - located in the very north of 
the medieval town of Northampton.  

 Holy Sepulchre’s vicarage is a modern two storey house 
facing Campbell Street. The northern edge of Campbell 
Street marks the old town walls. Large sheep markets were 
held here which gave the street its name.

 Northampton Central Library is the largest public library in 
Northampton. It is a grade I listed building located on Sheep 
Street.  

 Bradlaugh Monument is a statue of Charles Bradlaugh, an 
important historical figure for Northampton who was a 
Member of Parliament for the town.  

Urban Form 
Summary of urban form within Greyfriars character area:

 Combination of large building footprints of Greyfriars, 
Grosvenor Shopping, Park Inn and the finer grain nature  
of Sheep Street.

 Sheep Street finer grain similar to that found in Historic 
Core. The remaining scale of development is very large with 
expanses of carpark and underutilised open space. 

 Shopping mall development abutting the market square with 
multi – storey office and car park

  Holy Sepulchre Church is one of the earliest buildings still 
standing in Northampton. One of only four surviving round 
churches in England, it was founded circa 1100 by Simon 
de Senlis, Earl of Northampton, on his return from the First 
Crusade. 

 The Holy Sepulchre conservation area is in use as offices. 
There is some retail use on Regent Square, while food and 
drink and leisure uses are common on the southern part of 
Sheep Street and parts of Regent Square.

•

•

•

•

•

•

•

•

•

•
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 Views 
 Key view.1(Panorama) - View looking south west and has been taken outside the Chronicle and Echo building.  Northampton House and 
the bus station are structures that dominate the local view from this, and surrounding view points.  

 Key view.2 (Panorama) - Taken in the heart of the Greyfriars character area, this photograph looks towards the west. The photograph 
illustrates the retail nature of the character area and the mixture between 19th and 20th century buildings.  In the distance All Saints 
Church can be seen breaking the skyline.

•

•

Open Space, Vegetation and Ecology

Summary of open space, vegetation and ecology within the Greyfriars character area:

Dense commercial district ascending from town centre

Streetscape predominantly hard, some tree planting

Pedestrianised routes exist

Occasional mature trees on highways land

Valued greenspace associated with churchyard, Sheep Street and Wellington Street

Opportunity for biodiversity in pockets, not well-connected

•
•
•
•
•
•

OPEN SPACE

Holy Sepulchre

Bus Station West
Bus Station East

View.2

View.1

Visual Summary of Greyfriars character area

Northampton House Mayorhold Carpark Peacock Place along Abington StreetPark Inn
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Greyfriars - Do’s & Don’ts

A dramatic and hugely prominent modern retail 
and commercial area with associated multi 
storey car parking abutting the Historic Core 
which however creates significant severance 
to the north. Connects more discreetly to the 
adjoining Historic Core but dominates the longer 
approach views of the town.

CASE STUDY:  [AFTER] ‘Eldon Square Bus Station - a step change in bus station 
environment ensuring better light, air quality and waiting area for its users

[BEFORE]

Main existing issues / problems

Area accommodates the Grosvenor Shopping Centre, which 
dominates the character area to the south, close to the 
Historic Core. 

Urban Grain differs significantly from the Historic Core.  

Greyfriars car park is a dominant structure which creates 
more of north-south barrier in conjunction with Lady’s Lane.  

Network of subways – other pedestrian routes are severed 
by busy hostile roads and building footprints.  

Dominance of modernist architectural styles with a large 
footprint.  

Area is predominantly commercial and retail dominated, with 
office developments and main transport interchange also in 
the heart of the area. 

•

•
•

•

•

•

Don’t...

Let the car dictate.  Subways are already frequently used 
as the major route to the shopping centre from the north 
of the character area. Any new development must promote 
accessibility and local permeability by making places that 
connect with each other and are easy to move through, 
putting people before traffic 

DONT...Do...

Develop flexible buildings. Ensure that new proposals are 
flexible and adaptable to changing social, technological and 
economic conditions. 

Calm traffic. Introduce shared space surfaces to calm traffic, 
reduce conflicts of movement and encourage more pedestrian 
movement through the area. 

Soften the landscape. Encourage high quality soft landscape 
through the area to soften edges and make pedestrian routes 
more convivial. The area is currently characterised by Brutalist 
Architecture that dominates Greyfriars and Lady’s Lane.

Learn.Take the opportunity to right the wrongs of the past by 
introducing buildings/places of a human scale that are more 
sympathetic to the historic character of the area; particularly in 
the area between Greyfriars and Lady’s Lane.

Place Make. Place making should be at the forefront of any 
further retail expansion offer. 

Break down the large scale 1970’s development of the 
Grosvenor Shopping Centre and Greyfriars Bus Station in order 
to re establish historic street patterns including Sheep Street and 
to increase pedestrian connectivity through the town centre.

Ensure new development capitalises on the historic buildings of 
Sheep Street and the environment surrounding Holy Sepulchre 
Church.

Link. Future development should look to incorporate new 
north to south movement links from The Upper Mounts/Spring 
Boroughs to The Market Square/Abington Street to increase the 
overall permeability of the town centre.

Allow dead frontage. Any re-development or extension 
to the Grosvenor shopping centre must promote active 
frontage, particularly at ground level and along Sheep 
Street.   
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Northampton Generic Design Principles
Site specific design principles have been allocated within the Do’s and Don’ts section of each character area chapter.  

In addition to the site specific principles the following generic design principles are applicable to all 10 character areas 
as they provide a basis for ensuring that sound urban design objectives are achieved. 

These are spread across 8 themes and are listed below.

Promote building development that uses the traditional 
palette of materials, i.e. honey coloured stone, red and buff 
coloured bricks. This will create consistency through the town 
and accentuate the overall feel of the area and strengthen 
the local identity. 

Cherish Northampton’s heritage assets, it is essential to 
build in context. All development should complement and 
respect the scale and form of heritage assets and their wider 
setting in Conservation Areas as established by the character 
statement. All development should reinforce the locally 
distinctive patterns of development, landscape and culture. 

Character

Clearly ensure that a ‘hierarchy of space’ exists where public 
space is clearly distinguishable from public space. It is beneficial 
to look at ways of designing versatile spaces that enable 
different people to enjoy different activities in the same space 
as far as possible.

Promote development that will create a common building line 
which will create continuity of frontage and provide definition 
and enclosure to the public realm.

Enclosure

Put the pedestrian first. Look to promote improving pedestrian 
crossings. There should be a general consistency and standard 
approach to all road crossings to ensure clarity and create 
seamless crossings by installing ‘straight-across’ layouts where 
possible and avoid crossings which cause confusion.

Ease of Movement

Promote safer streets. More people on the streets improves 
personal security and road safety research shows that the 
presence of pedestrians on streets causes drivers to travel 
more slowly. Additionally housing schemes which address 
the street provide ‘natural surveillance’ which discourages 
opportunities for crime to occur.

Parking is another key function of a street. A well-designed 
arrangement of on-street parking allows for convenient access 
to frontages while adding to the vitality of a street. Get this 
wrong and poorly designed parking can create safety problems 
and be visually damaging to the area.

Identify those landscape features for inclusion in a scheme 
which contribute towards the unique character of a site. 

Wherever possible align building footprints and streets 
to follow slope contours.  Working with the grain of the 
landscape in topographical terms, can have economic benefits 
as well as reinforcing the sense of place.  

Topography

Create real streets. Roads are essentially highways that have 
a main function of accommodating the movement links from 
place to place and this has caused hindered movement across 
Northampton. ‘Streets’ should be promoted as a much more 
meaningful way of ‘place making’ typically lined with buildings 
and public spaces whilst still delivering movement and 
avoiding severance.

Legibility

Provide active frontage onto the street, this will improve 
the vitality of the street and promote ‘Secured by Design’ 
principles through increasing levels of natural surveillance.

Adaptability/Diversity

Develop flexible buildings. Ensure that new proposals are 
flexible and adaptable to changing social, technological and 
economic conditions. 

Design for energy and resource efficiency; create flexibility in 
the use of property, public spaces and the service infrastructure 
and introduce new approaches to transportation, traffic 
management and parking.  

Quality

Building for Life. Creating successful sustainable places is not 
based on luck but on a desire to achieve places of high design 
quality where people will want to live, work and visit. Embrace 
national agenda to create and enhance the built environment 
using the key principles of Building for Life and looking at 
achieving the highest standards.

Sustainability 

Encourage affordable housing within residential development 
and ensure it is mixed in seamlessly throughout residential 
schemes and not isolated in a particular area to reinforce national 
commitment to achieving Sustainable Communities agenda.

Provide improved access for all to jobs, health, education, 
shops, leisure and community facilities, open space, sport 
and recreation, by ensuring that new development is located 
where everyone can access services on foot, bicycle or 
public transport

Enhance as well as protect biodiversity, natural habitats, the 
historic environment and landscape and townscape character.  
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Tall Building Strategy

The following section of the document 
provides a Tall Building Strategy for 
Northampton’s central area.
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Perceptions of tall buildings in the UK are mixed 
and it is clear from the feedback of the workshop 
consultation to some extent ‘tall buildings’ are 
stigmatised by the poorly executed towers of the 
1970s. The desire to build tall will always continue 
primarily as a way of maximising the use of a site 
and its value which in turn puts pressure on the local 
authority to assess schemes.

The new model of ‘tall building’ is very different. In 
the right location and meeting all the key principles 
advocated at a national level by English Heritage and 
CABE tall buildings can positively benefit a place if 
exceptionally designed.

Today they bear little resemblance to the much  
derided tower blocks of the 1960s and 70s. They are 
changing the skylines of cities such as Manchester, 
Leeds, Liverpool and Birmingham acting as markers  
and signposts of regeneration. 

The purpose of Northampton’s Tall Building Strategy 
is as follows:

1) To help protect and enhance the skyline of Northampton

2) To improve gateway opportunities and key views 
identified in the Character Assessment

3) To help provide guidance and ensure high quality design 
is delivered in Northampton

4) Provide evidence for the CAAP

This strategy provides a platform for policy and design 
guidance for Northampton Borough Council to deal 
with tall buildings in the central area with a particular 
focus on local distinctiveness and visual impact. 

The macro analysis plays a critical part in supporting 
this strategy. It provides a solid evidence base which has 
helped to gain a greater understanding of Northampton. 

The Tall Building Strategy for Northampton’s Central 
Area has been developed taking into account the 
revised and updated national ‘Guidance on tall buildings’ 
(July 2007). Such changes have recently been made to 
reflect changes to the planning system and CABE’s and 
English Heritage’s experience of evaluating planning 
applications for tall buildings.

The strategy contains explicit assessment criteria 
on which all tall building proposals will be assessed. 
Additionally it provides design guidance for existing 
tall buildings in the central area in terms of form, 
performance, appearance and overall visual impact. It 
does not deal with issues such as structural safety, fire 
protection or means of escape; as these matters are 
dealt with by the Building Regulations.

However with this in mind it does acknowledge that 
such matters will have an essential influence on the 
structure of tall buildings and therefore must be fully 
considered in any proposal covered by this guidance.

Major Movement Corridors
Most people’s appreciation of the town is along major 
approaches to Northampton. They are the most 
common way of reaching key destinations within the 
town centre. A strong and obvious link therefore exists 
between major movement corridors and strategic 
views. This linked visual experience plays an important 
part in our appreciation of the identity of the town. 
Major movement corridors within and adjacent of 
Northampton’s central area are identified later in this 
document. 

The following section of the document has identified 
two ways of encapsulating key views. This will help to 
ensure that important views are justified and identified 
for protection and enhancement. To justify a view a 
description and explanation of why it has been chosen 
has been included.Additionally suggestions for potential 
enhancements have been included to improve the visual 
appearance of the central area. 

The macro analysis is of particular importance to key 
views identified as part of this study. This has provided 
a sound understanding of issues which influence our 
visual experience of Northampton such as topography, 
key landmarks, scale and height. Such an understanding 
has supported the identification of an approach to 
protect, preserve and/or enhance the appearance of 
Northampton’s central area. 

PURPOSE
The Tall Building Strategy for Northampton Borough 
Council is not to specify individual areas appropriate 
for ‘Tall Buildings’ but instead to develop a ‘Skyline 
Policy’. 

This approach means that any proposal which falls 
under the definition of a ‘tall building’ will have to 
be assessed on its own merits. This would be set 
against the tall building guidance specified within 
this document and also the relevant character area 
findings.

Furthermore key strategic viewing areas and major 
movement corridors have been identified to help 
understand and protect the skyline of Northampton. 
Policy recommendations within this document 
have been made to help ensure high quality design 
is embedded as policy within the evolving Local 
Development Framework.

PRELUDE

The Pinnacle and All Saints Church are existing tall buildings which feature prominently behind Northampton’s Market Square



Across the country high density residential schemes 
are being promoted to meet acute housing shortages. 
At the same time, ‘landmark’ office schemes are being 
promoted to meet the needs of global businesses, 
seeking prestigious, high quality office floor space in 
attractive town and city centre locations.

These two factors, coupled with the Government’s 
desire to achieve a greater proportion of new 
development on brownfield sites, is placing pressure on 
the system to achieve higher density schemes in urban 
areas than ever before.

Potentially for Northampton the pressure to ‘build 
up’ is likely to increase and the following guidance is a 
proactive measure to help shape change.

The desire to build ‘tall’ is nothing new. Over the years 
‘tall buildings’ have been used to symbolise such things 

as power, wealth, religion and in some cases bragging 
rights amongst owners, businesses, families  
and architects.

The pyramids in Egypt, the gothic cathedrals of France 
and ‘The Medieval Manhattan’ of San Gamignano 
all show the collective desire to build up over time. 
Despite these buildings looking very different they are 
all intrinsically linked by one common problem…‘gravity’. 

Two events paved the way for the building typology we 
experience today. The first was in the 19th century with 
the introduction of the elevator in the Great Exposition. 
The second in 1871 after a devastating fire in Chicago 
explosive growth followed, and a breakthrough in 
methods of construction using a grid of steel beams and 
columns to combat natures forces…the birth of the ‘tall 
building’ began.

                        ABEL, C. (2003) Sky High: Vertical Architecture, London: Thames & Hudson.

Although no official definition of a ‘tall building’ exists for the purposes of Northampton’s Central Area  
a ‘tall building’ will be defined as:

“Any building or structure that breaks the skyline and/or  
which is significantly taller than its surrounding built fabric”.

Furthermore building proposals considered to have a marginal increase in height i.e. a ‘taller building’ than its 
surrounding built fabric should be subjected to the guidance and assessment criteria in order to deliver high 
quality design.

 

Guidance on tall buildings [CABE/English Heritage July 2007]

Rather than restricting the central area to a handful 
of fixed views the Tall Building Strategy offers a more 
flexible approach.  Additional guidance contained in 
Criterion.2 of the Tall Building Guidance ‘Visual Impact’ 
section provides a choice of view types. Officers can 
then select from this section to identify the most 
appropriate view type for assessing development 
proposals within the central area. 

These include the following views:

1.  Vista: a view from a specific viewpoint looking to a 
specific building or structure.

2.  Panorama: a view from a specific viewpoint looking 
across a wide area at numerous buildings or structures 
within their settings.

3.  View Corridor : numerous views from a variety of 
viewpoints looking at numerous buildings or structures 
within their settings.

WHAT IS A ‘TALL BUILDING’?

TALL BUILDINGS - A SHORT INTRODUCTION….

“Love them or hate them, one thing we cannot do is ignore them” 

                        ABEL, C. (2003) Sky High: Vertical Architecture, London: Thames & Hudson.
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VP.1

Viewpoint 1 LONDON ROAD GATEWAY

DESCRIPTION AND EXPLANATION

Viewpoint.1 looks directly along London Road which is a major 
approach and gateway to the centre of Northampton. This 
route is of particular importance from the south as it is used 
frequently by people coming from surrounding areas such as 
Wootton and Milton Keynes. 

As the name suggests London Road runs to London and is a 
historically significant route which has linked Northampton to 
London for hundreds of years. 

Viewpoint.1 is given further credence as it is a route which is 
used by a high number of people travelling to and from the 
town centre by a variety of forms of transport including car, bus, 
bicycle and by foot. Therefore this route and associated views 
merit special consideration for protection and enhancement in 
playing an important part of the town’s perception.

KEY LANDMARKS

Viewpoint.1 includes a number of key landmarks which can be 
clearly identified within the town centre. The buildings which 
break the skyline are located on the upper plateau of the town 
including  All Saints Church, Holy Sepulchre, Greyfriars and the 
Grosvenor Shopping Centre all of which have been justified 
within the macro analysis for designation as an important 
landmark within the town.   

View Area.1 (NORTH)

VP.4

VP.8

VP.3

VP.5

VP.2

VP.1

VP.6

VP.10

VP.11

VP.9

VP.7
View Area.5 (EAST)

View Area.4 (SOUTH EAST)

View Area.3 (SOUTH)

View Area.2 (WEST)

5 STRATEGIC KEY VIEWING AREAS

Skyline is best described as a strategic view of a town 
or city which provides an outline of a group of buildings, 
structures and landform against the horizon of the sky. It 
effectively captures the attributes of a town or city which 
when knitted together collectively help to identify a place. 

More specifically for Northampton’s central area this 
means encapsulating the mental image of Northampton. 
For example such as the dramatic topography that 
sweeps down from the elevated northern edge 
at Upper Mounts to the River Nene including the 
prominent church spires that once dominated the 
skyline back in 1747. Today these stand alongside ‘taller 
buildings’ which leave a different ‘fingerprint’ and image 
of the town today.

POSITIVE ATTRIBUTES

Viewpoint.1 effectively highlights the heart of the town with 
All Saints Church being an important landmark building helping 
orientate the central focus of the town which is the market 
square.

View.1 in the foreground captures the green corridor lining 
the north/south axis running into the town. Immediately east 
is Delapre Park and to the west are residential dwellings which 
front the street. 

The view is framed by a variety of mature tree types giving it a 
softer more natural feel.  The landscaped lining of the road is of 
significant value as this connects to Delapre Park and creates a 
pleasant entrance to the town. 

ATTRIBUTES WHICH COULD BE ENHANCED

•  By not allowing development, in particular tall buildings  
to adversely effect or detract from the important role  
All Saints Church plays on the skyline.

•  Continuation of green corridors further into the town 
centre to help improve  gateway feel of this strategically 
important route. 

The diagram below highlights 5 key strategic 
viewing areas. The strategic viewing areas surround 
Northampton’s central area from the north, south, 
east and west. They have been supported by both 
the micro and macro analysis to help understand the 
attributes that contribute to a view for example such as 
topography and key landmarks.

The following section highlights a sample of views that 
are contained within each of the areas. These are not 
restricted as the only fixed strategic views of the central 
area for protection. They are examples of views contained 
within each of those 5 viewing areas to help give a feel for 
the qualities experienced. Ultimately the exact view for 
assessing schemes in the future will effectively be left to the 
discretion of the local planning authority using the guidance 
and recommendations contained within this document.  

SKYLINE POLICY
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VP.2

Viewpoint 2 COTTON END

DESCRIPTION AND EXPLANATION

Viewpoint.2 looks from the bridge at Cotton End Road 
following on from London Road. This view portrays a number 
of key landmarks along the skyline in addition to capturing the 
mix and variety of built form contained within the town. 

The view highlights the dramatic topography of the town which 
is a strong characteristic. The change in levels firstly dipping as 
you cross the bridge but then gradually inclining to the north. 

This creates a skyline made up of key landmark buildings 
including All Saints Church, Northampton House and the 
Derngate Theatre.

Spread across the town from this view a variety of building 
typologies and architectural styles are prevalent. The most 
striking being the Carlsberg Brewery with its chimneys and 
associated container units. 

In the foreground the bridge over the River Nene is a well 
detailed structure lined by Victorian lamp posts adding to the 
positive nature of this view whilst also including some of the 
waterside residential development to the east.

KEY LANDMARKS

This viewpoint is framed by a series of landmark buildings. 
To the west stands Carlsberg Brewery as the most dominant 
landmark building in view with its green bank running down to 
the River Nene.  Other landmarks that can be seen breaking 
the skyline to the north are Northampton House, Theatre, 
St.Sepulchre, All Saints Church, Grosvenor and Greyfriars. 

VP.3

Viewpoint 3 DELAPRE PARK

DESCRIPTION AND EXPLANATION

Viewpoint.3 is not a publicly accessible view nevertheless it 
provides one of the best quintessential southern views of 
Northampton. The view is taken from Delapre Golf Course 
and provides an open view of the skyline.  

It is a unique viewpoint in Northampton as it includes key 
landmark buildings in the centre but also outside of the CAAP 
boundary such as the flood lights of the Northamptonshire 
Cricket Ground.  The view is pleasantly framed by the 
established trees and vegetation of the golf course.  

KEY LANDMARKS

Contained within this view are many landmarks including 
Church of the Holy Sepulchre, Grosvenor Shopping Centre, 
Greyfriars, BT offices and the hospital chimney.  All Saints 
Church is not as obvious from this view as attention is drawn 
to Grosvenor Shopping Centre.

POSITIVE ATTRIBUTES

This view highlights an arrival point into the Northampton. The 
immediate contrast in architectural styles gives an eclectic feel 
and frames the town centre in the middle. 

ATTRIBUTES WHICH COULD BE ENHANCED

•  Bridge Street could be substantially improved to assist 
with enhancing the sense of arrival by bringing forward the 
regeneration and redevelopment of the block to the east of 
the Brewery

•  Setting of Carlsberg could be improved by screening the car 
park which currently fronts Bridge Street.

•  Development towards or surrounding All Saints Church 
should not compete with this fine Grade.I building and allow 
it to remain as the key focal point of the town. 

POSITIVE ATTRIBUTES

This view highlights the skyline and encapsulates the built form 
of the town. The immediate foreground consists of grass verges 
of the course and a variety of trees and vegetation. It is one of 
the best views of the town due to its panoramic nature.

ATTRIBUTES WHICH COULD BE ENHANCED

•  Re-establish All Saints Church more prominently along 
the skyline. 

•  Reduce the negative impact caused by large monolithic 
blocks currently along the existing skyline.
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Viewpoint.4 WELLINGBOROUGH ROAD

VP.4

DESCRIPTION AND EXPLANATION

Due to the topography of the town centre it is difficult to 
identify views of the town from the east. This particular 
view is taken from a strategic approach from the east along 
Wellingborough Road and has at its vista Northampton House 
which leads to the retail centre of the town.

KEY LANDMARKS

Northampton House is the key landmark on the vista of 
Wellingborough Road. This building is arguably the most 
prominent landmark in Northampton as it can be seen from 
outside the central area from the north, east and south due to 
its height of 12 storeys and large building footprint with added 
external balconies.

Viewpoint.5 MILL LANE

VP.5

DESCRIPTION AND EXPLANATION

Viewpoint.5 looks south from Mill Lane towards 
Northampton’s central area.

Mill Lane is a well used vehicular route linking Dallington and 
Kingsthorpe and is used by a high number of vehicles which 
means that this view is experienced by large numbers of users.

The view is one of the best examples of capturing the 
topography of the town stepping down from Greyfriars 
to Spring Boroughs and beyond. This view also highlights a 
number of key landmarks which break the skyline.

The foreground of the photograph is made up of mature 
landscaping with the river and railway line running down the  
west side of the town to the railway station.

KEY LANDMARKS

Northampton House, Greyfriars, Holy Sepulchre, Park Inn and 
the New Life Apartments and St Katherines Court in Spring 
Boroughs.

POSITIVE ATTRIBUTES

Northampton House helps with orientation and ‘wayfinding’  
due to its landmark status. 

ATTRIBUTES WHICH COULD BE ENHANCED

•  The architectural quality of Northampton House could be 
more positive for such a prominent building sitting alongside  
All Saints Church which is a Grade.I listed building.

•  Opportunity for the addition of a complementary 
contemporary landmark or structure to better terminate this 
historic vista

•  Potential to use area to the north of Northampton  
House as a location for tall buildings.

POSITIVE ATTRIBUTES

The clarity of Northampton’s distinctive topography with 
skyline development viewed in context of its historic origins on 
a peninsula rising above the River Nene valley. The landscape 
foreground of the river valley provides another attractive green 
entrance gateway. 

ATTRIBUTES WHICH COULD BE ENHANCED

•  The remodelling or replacement of the present Park Inn 
building on the skyline would provide an opportunity for 
a more positive landmark defining the western edge of 
Greyfriars. 

•  The continued protection and maintenance of the mature 
landscape foreground setting.

•  By not allowing development, in particular tall buildings to 
adversely effect or detract from the important role Holy 
Sepulchre plays on the skyline.
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VP.7

Viewpoint.7 VICTORIA PARKViewpoint.6 NORTHAMPTON TOWN FOOTBALL CLUB CAR PARK

DESCRIPTION AND EXPLANATION

Viewpoint.6 looks from Northampton Town Football Club car 
park towards Northampton’s central area. This most westerly 
viewpoint clearly shows the lift tower as a structure in isolation 
in the foreground with grass and foliage surrounding it. 

The town centre of Northampton is clearly identifiable with 
the collection of dense buildings situated centrally in the 
distance.  This viewpoint shows how clusters of tall buildings 
create an easily identifiable focus for a town.

The view gives a clear indication of where the town centre is 
and also highlights the topography of the town centre stepping 
down towards the River Nene.

KEY LANDMARKS

The most notable landmarks in the town from this viewpoint 
are the Church of the Holy Sepulchre, New Life Apartments, 
All Saints Church, Northampton House, The Pinnacle and 
Calrsberg Brewery - all of which are five or more storeys high. 

National Lift Tower stands prominent in the foreground as a 
striking landmark which can be seen far and wide due to its 
height of 128m.

VP.6

DESCRIPTION AND EXPLANATION

Viewpoint.7 looks from Victoria Park towards the town centre. 
The view is framed by mature trees and vegetation and gives a 
striking silhouette of skyline of the town.  

Victoria Park is an attractive and well used area that is enjoyed 
by a range of people who live in the town and beyond. 

KEY LANDMARKS

This view captures many notable landmarks in the town 
which all break the skyline including Holy Sepulchre, New Life 
Apartment in Spring Boroughs, Park Inn, St.Katherines Court 
and Greyfriars Bus Station.

POSITIVE ATTRIBUTES

The most positive attribute of this viewpoint is that of the 
central focus clearly identifiable by the cluster of landmark 
buildings.  This enables the town to be readable and assists 
orientation into the centre.  

ATTRIBUTES WHICH COULD BE ENHANCED

•  Creative lighting scheme for the Northampton Lift Tower and 
selected other skyline taller buildings to reinforce the ‘cardinal’ 
western route into the Central Area.

•  Opportunity for an additional way marking structure or 
development adjacent to the Castle Station area to further 
improve the legibility of this approach to the town centre. 

•  By not allowing development, in particular tall buildings to 
adversely effect or detract from the important role All Saints 
Church and Holy Sepulchre Church play on the skyline.

POSITIVE ATTRIBUTES

This view is framed by different types of trees and plant life in 
the park. The backdrop to the view consists of buildings over 
4 storeys in the centre. The view clearly captures the profile of 
building lines and the topography of Northampton - showing 
the rise and fall nature of the landform and the buildings that 
clearly break the skyline.  

ATTRIBUTES WHICH COULD BE ENHANCED

•  Remodelling or removal of some of the larger monolithic 
buildings on the skyline to reinforce the historical precedence 
for a series of separate and more distinct landmarks.

•  Reinforcement and maintenance of the existing landscape 
setting.

•  By not allowing development, in particular tall buildings to 
adversely effect or detract from the important role Holy 
Sepulchre Church plays on the skyline.
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Viewpoint.8 NENE VALLEY WAY

VP.8

DESCRIPTION AND EXPLANATION

Viewpoint.8 looks west towards the town centre from 
Nene Valley Way (A45).  The river and railway line make up 
important part of the foreground and are connected together 
by Midsummer Meadow and Becket’s Park. 

This view from the dual carriageway is shared by the frequent 
users of this road. It is heavily used in order to access 
Northampton and areas to the south and north east of the 
town such as Wootton, Billing and Wellingborough.  Unlike any 
other strategic view this also picks up the overhead pylons 
within the town.

KEY LANDMARKS

Viewpoint.8 contains the a large number of landmarks and these 
can be identified from left to right as Carlsberg Brewery, Avon, 
The Pinnacle, All Saints Church, Theatre, Grosvenor Shopping 
Centre, Greyfriars, Northampton House and St Giles.  

Viewpoint 9 MIDSUMMER MEADOW

VP.9

DESCRIPTION AND EXPLANATION

Viewpoint.9 looks towards Becket’s Park capturing much of 
the natural environment in the foreground. 

This area of open space and pathway is used frequently by 
cyclists and pedestrians who experience this unique view of 
the town.  It is a key area of recreational space in the town 
framed predominantly by green landscape.

The larger buildings in the background such as Northampton 
House, Grovesnor and Riverside House are clearly visible from 
the skyline. 

KEY LANDMARKS

Key landmark buildings can be seen in the background and 
these interweave with the landscape of Becket’s Park in the 
foreground. Northampton House, the Grosvenor Shopping 
Centre, BT offices and St.Giles Church are landmarks seen in  
this view.

POSITIVE ATTRIBUTES

This view highlights a number of important elements which 
contribute to the overall character of the town. This includes 
the River Nene running through Midsummer Meadows and 
the Avon character area, the railway line and the skyline with 
its key landmark building. 

The scale of buildings from this viewpoint gives a clear  
indication of where the town centre is.

ATTRIBUTES WHICH COULD BE ENHANCED

• Sensitive removal of pylons to enhance view

•  Further provision of mature landscape which contributes  
to natural feel of this part of Northampton Town and to 
mask poor quality development.

•  By not allowing development, in particular tall buildings to 
adversely effect or detract from the important role  
All Saints Church and St.Giles play on the skyline.

•  Reduce the negative impact caused by large monolithic 
blocks currently along the existing skyline.

POSITIVE ATTRIBUTES

This view highlights the green corridor lining the south axis 
and the River Nene running through Avon. The view is framed 
by mature landscaping and the pathway serves as a key 
pedestrian and cycle route for people to enjoy this setting.  

ATTRIBUTES WHICH COULD BE ENHANCED

•  Legibility could be improved as it is unclear where the 
centre of the town is from this view.

•  Fulfilling the potential of Bedford Road as a major gateway 
into the town.

• Removal of Riverside house. 

•  Further provision of mature landscape which contributes to 
natural feel of this part of Northampton Town and to mask 
poor quality development.

•  Development surrounding St.Giles Church should enhance 
the setting of this important listed building. 



Character Assessment & Tall Buildings Strategy for Northampton’s Central Area 177

VP.10

Viewpoint.10 TOWCESTER ROAD

DESCRIPTION AND EXPLANATION

Viewpoint.10 looks along Towcester Road. This route acts as a 
major entrance from the south west. This important approach 
leads off from the A5123 which follows on from the A45, 
further to the south of Northampton.  This angle of this view 
is similar to that seen from the railway line when approaching 
the town from the south.

KEY LANDMARKS

Immediately to the north the gasometer has a strong 
presence sitting adjacent to the road. Located beyond this in 
the distance, Grosvenor Shopping Centre and Northampton 
House can be seen clearly towards the north. The Pinnacle can 
be seen to the north east however this is partially screened by 
the trees lining Towcester Road. The character and design of 
this building could be considered to be inappropriate due to 
setting close to the Historic Core.

POSITIVE ATTRIBUTES

This view highlights an important route into the town centre 
from the south west. The gasometer directs views towards 
the centre and is one of the key landmarks in the foreground. 
The centre of Northampton can be clearly identified when 
approaching the town from Towcester Road as a result of key 
central landmarks breaking the skyline.  The tree line hides much 
of The Pinnacle which stands prominantly behind this. 

ATTRIBUTES WHICH COULD BE ENHANCED

•  Reduce the negative impact caused by large monolithic 
blocks experienced in this view.

•  Edges of the road could be improved to promote walking 
and cycling. With the exception of the gasometer there is no 
development that fronts onto the road and therefore little 
surveillance and street animation is apparent. 

•  Ensure new buildings don’t obscure or detract from the view 
of All Saints church.

•  Soften the impact of the Pinnacle by placing more buildings in its 
foreground on St.Peters Way car park to increase the scale of the 
area.

VP.11

Viewpoint.11 VICTORIA PROMENADE 

DESCRIPTION AND EXPLANATION

Viewpoint.11 looks south towards AVON from Victoria 
Promenade which forms part of the ring road and is a major 
approach to the town centre. This view which captures a 
number of important elements significant to the character of 
the town and the AVON character area. 

KEY LANDMARKS

This view has a number of key landmarks including the Marina, 
River Nene, new AVON HQ and Becket’s Park. The mature 
trees mask the remaining shell of the former Power Station 
building which has an imposing industrial building facade. 

POSITIVE ATTRIBUTES

The mature landscape sweeping across this important 
view is a key element of the positive attributes of this view. 
Furthermore Becket’s Park, a high quality Victorian park, is 
well maintained offering a pleasant environment for people 
to come and enjoy. The emerging destination space of the 
Marina further compliments this space sitting just in front of 
the AVON HQ.

ATTRIBUTES WHICH COULD BE ENHANCED

•  Development of high quality mixed use buildings that 
complement the new Avon HQ

•  Opportunity to enhance the former Power Station building 
to create a sensitive yet striking landmark in the AVON 
character

•  Proposals for new development should complement views 
from both the north and south.

•  Potential for variations of roof height above the tree line to 
give interest and provide a way marker to intensively used 
area adjacent to the town centre. 



The following section provides an explanation and justification for major movement corridors contained within 
Northampton’s central area. 

Major movement corridors have been selected on the basis that they are popular routes people experience 
everyday via different forms of movement. These routes potentially contain a high number of views which play 
an important role in the overall perception of Northampton. 

Major movement corridors respond to a variety of forms of movement including by rail, road, river and 
on foot by pedestrians.  These approaches have been supported by the macro analysis in section.1 of this 
document. In addition to help give a feel for each of the types of movement a sample snapshot of a view 
contained for each type of movement has been shown. 

The benefit of this approach is to give a level of control to officers using this document so that the most 
appropriate view position and view type can be established for individual proposals. In order to help select the 
best view from major movement corridors should be read in conjunction with Criterion.2 of the Tall Building 
Guidance.

As part of the process cycle routes have been considered however these are limited routes within the town 
which merge with already protected routes and therefore do not currently justify an additional section.

3D model of Northampton’s Central Area 

MAJOR MOVEMENT CORRIDOR JUSTIFICATION

INTRODUCTION
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Rail 
Rail provides views of strategic importance coming into the town 
which are important on entry from the north, south and east.
Castle Station is a major transport hub and is the only remaining 
and existing train station left in the town. 

With the construction of the Northampton loop off the West 
Coast Main Line in the late 1870s, Castle Station was dramatically 
expanded and soon became Northampton’s main station, serving 
the main line to London and Birmingham.

As Northampton’s only train station its justification for protection is 
that it is well used by high numbers of people.

Any future development should not detrimentally inflict upon the 
stations function and should enhance its surroundings. The station is 
an integral part of the town’s infrastructure and any development 
on site should improve its setting and use.  

The former railway line has also been included for protection as 
this runs through Avon which is a key regeneration area within 
Northampton’s central area.

View from Nene Valley Way looking towards the town

Rail

CAAP

Road
Northampton’s main arterial road is in the form of a ring 
road that circles around the centre of Northampton. From 
this road other arms of distributor roads feed off into other 
local towns and motorways such as the A45.  

These route justify protected views as they are used by a 
high number of people living, working and visiting the town. 

The through routes contained within the central area are 
currently very busy and well used by people. In some areas, 
as the macro analysis has highlighted they have created 
pedestrian barriers around to movement within the town. 

Recent improvements for pedestrians have been made 
at Marefair/Horse Market junction however in the future 
more innovative solutions will need to be developed so that 
pedestrian movement is improved. 

View of Horse Market (A508) running along Spring Boroughs

Road

CAAP
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River
The River Nene is a vital part of the town’s landscape and 
heritage. It is an important wildlife and ecological corridor that is 
home to much of Northampton’s habitat.  

It is a local landmark and nationally recognised as the 9th longest 
river in England. The inclusion of the river in the Central Area 
Action Plan acknowledges that the river corridor is an asset to 
the town that should be taken into consideration when any new 
development is proposed in close vicinity.  

The river is justified for protection as it is one of the key 
characteristics of the town for its use and positive attributes it 
brings to the town. 

Future policy should seek to minimise the impact of development 
on the local landscape/environment, preserve important historic 
features/landscapes, reconnect the public and businesses with the 
river corridor and promote leisure activities such as walking and 
cycling. 

  River Nene running along St.Peters Way next to the St. James’ Retail Park

River

CAAP

Pedestrian
Key pedestrian routes have been identified within the town 
centre. The majority are located within conservation areas 
boundaries and as they are of historical importance and are 
of a high quality design standard. 

A number of these routes are free from traffic and are largely 
concentrated in the retail hub of the town e.g. Abington 
Street and the Market. 

The pedestrian routes are justified for protection as they are 
used by a high number of people living, working and visiting 
the town on foot.

View of Market Sqaure with All Saints Church in the background 

Pedestrian

CAAP
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CONCLUSION

The designation of major movement corridors 
within the CAAP provide an innovative and flexible 
tool with which to identify important views of 
Northampton Town.

Rather than restricting the central area to only a 
handful of views the major movement corridor 
approach provides a much more flexibile approach 
in terms of allowing officers the ability to identify 
the most appropriate view(s) for whatever 
development proposal may come forward in the 
future.

This approach ensures a number of important 
views can be taken into consideration whilst at the 
same time looking at a number of different view 
types. In addition the inclusion of key landmarks 
which are of importance to Northampton can also 
be considered for further protection.

The recommended designated major movement 
corridors for Northampton’s Central area are as follows:

Rail: 
Active and inactive railway line within the CAAP

Road:

Inner Ring Road and its 6 arms; 

From the north A508/Barrack Road, 

From the east A4500/Grafton Street, 

From the south A5123/Towcester Road, 

From the south A508/Bridge Street

From the west A428/Bedford Road

From the west A5123/Wellingborough 

Motorway: 
From the east A45 Nene Valley Way

River:
River Nene and Grand Union Canal

Pedestrian:
From the west - Black Lion Hill, Marefare,  
Gold Street, George Row, Mercer’s Row

From the east - Derngate, St.Giles Street,  
Wood Street, Abington Street

From the north - Sheep Street, Drapery,  
Market Square

From the south - Bridge Street,  
Guildhall Road to Victoria Promenade 

Policy Recommendation.1

SKYLINE POLICY

Many of Northampton’s approaches and corridors offer attractive wider views of historic 
buildings, skylines or distinctive landmarks, or out to the surrounding open space. These views 
make a significant contribution to the identity of Northampton as a place, and development 
proposals will be considered with regard to their impact on them. 

Developments which encroach into these views should avoid detracting from them. Where 
appropriate they should enhance them by adding new landmarks which would contribute  
to the dramatic vistas which form an important part of the towns environment.

Development which would harm strategic views of Northampton’s Central Area  
will not be allowed:

a. From the key strategic viewing areas identified in Tall Building Strategy

b.  From key views identified in the Character Assessment for Northampton’s Central Area

POLICY RECOMMENDATIONS

The following policy recommendations are proposed for Northampton’s Central Area to ensure that 
high quality design remains an integral part of its development as a place over the next 20 years. Two 
recommendations have been made, the first relating to skyline and the second relating to major movement 
corridors and design quality.

Both are linked by design quality and visual experience as both the Major Movement Corridors and Strategic 
Views are enjoyed by a high number of people. It is for this reason therefore that any potential alterations 
to the central area needs to be evaluated to ensure that a positive outcome is achieved which respects the 
historical qualities of the town.
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Policy Recommendation.2

MAJOR MOVEMENT CORRIDOR POLICY

The main approaches to Northampton’s Central Area and major movement corridors  
through the built up area are particularly important in that they are seen daily by large  
numbers of residents, commuters, shoppers and visitors. 

These areas play a major part in promoting the general perception of Northampton as an 
attractive and interesting place, and merit special attention. The approaches and corridors 
cross a variety of rural, suburban and urban settings. A corresponding range of measures 
will be appropriate, including tree and hedgerow planting, landscaping of railway cuttings, 
improving vistas from bridges, and enhancing building frontages and forecourts.

The appearance of the Northampton’s Central Area from main approaches and from 
major movement corridors through the built up area and from or across the River 
Nene will be enhanced by:

a.   Encouraging, assisting and carrying out improvements to land and buildings;

b.  Requiring imaginative design in new development, with sensitivity to its setting,  
and high standards of materials and landscaping; and

c.  Promoting landscaped corridors into the heart of the built up area to link the  
town with the wider context 

Key landmark buildings play an important role within the central area. These buildings 
have been identified in the macro analysis and where the analysis suggests they have a 
positive impact they should look to be enhanced and/or preserved to improve the visual 
appearance of the town. 

MAJOR MOVEMENT CORRIDOR DIAGRAM

Rail

Road

River

Pedestrian

Key Major Movement Corridors



Tall Building Guidance
The following section of the document 
provides design guidance for tall building 
proposals within Northampton’s Central Area.
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Urban Design Guidance And Assessment Criteria

The following tall building guidance is applicable for proposals within Northampton’s Central Area that fall under 
the category of a ‘tall building’ as defined in the Tall Building Strategy ‘What is a Tall Building?’ section.

The guidance covers a broad range of issues to help ensure that the highest quality of development is put forward.

Application Requirements

For any new proposal whereby the definition ‘Tall Building’ is applicable it will be necessary for all 
applicants to address the following 13 themed criteria assessment:

Criterion.1 Policy Context - DEFINE

Criterion.2 Siting of Tall Buildings

Criterion.3 Historical impact

Criterion.4 Land use

Criterion.5 Scale and Massing

Criterion.6 Design quality and form

Criterion.7  Urban Pattern, Alignment and Streetscape

Criterion.8 Public Realm

Criterion.9 Public Access

Criterion.10 Open Space and Amenity

Criterion.11 Climatic Impact

Criterion.12 Sustainability

Criterion.13 Transport and Infrastructure

An application which answers all criteria will not necessarily mean consent for planning permission 
will be given. This guidance sets out the assessment criteria which will be used as a tool to help 
judge proposed development for Tall Buildings in the Northampton’s Central Area.

Assessment Criteria for Tall Buildings Applications

It will be necessary for applicants to submit a document which chronologically works through the 
13 themed assessment criteria included in this section. Listed below is a more detailed breakdown 
of each criterion specifying exactly what the applicant will need to demonstrate as part of an 
application for a tall building.

Planning applications for new tall buildings:
Submissions must include written and illustrative supporting information which 
will provide the evidential base and underlying policy justification for the chosen 
uses and proposed built form of the development. A proposal for a ‘tall building’ 
will be required to follow the design process set below.

Application Requirements.
Planning applications for existing tall buildings and applications which result in major 
changes to the external appearance of existing Tall Buildings will be required to address 
criterion.6 (Design quality and form) and the ‘visual impact’ section of criterion.2. 
Proposals which result in major changes to the scale and massing of existing tall  
buildings proposals will be assessed against the full assessment criteria (where applicable).

Planning Permission:
Applicants will need to develop the scheme in sufficient detail to enable a  
Full Planning Application to be submitted. With the design quality of tall 
buildings being critical, applicants will be discouraged from submitting outline 
planning applications (where design issues are often dealt with as reserved 
matters) and instead encouraged to submit a full planning application.
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The Northampton Central Area Action Plan will set 
out the broad framework for developing the centre of 
Northampton to 2026. The Central Area includes what 
would commonly be identified as the ‘town centre’  
- the central retail, leisure and commercial hub of the 
town, together with adjoining areas of commercial, 
residential and mixed use. 

Northampton Borough Council recognises the 
importance of ensuring that the development of 
tall buildings takes place in suitable and appropriate 
locations to complement the historic core of the town.  
At present the skyline of Northampton has little in the 
way of prominent focal features.  

In defining Northampton’s future it is envisaged 
that tall buildings will play a role in creating an easily 
identifiable skyline which will complement and  
enhance the historic character of the town. 

A Key Views/Skyline Policy will be brought forward 
through the Urban Design Chapter of the Central 
Area Action Plan to ensure that development 
proposals for tall buildings complement Northampton’s 
rich built heritage and its future skyline.

Criterion 01. Policy Context

Applicants will need to:
 Set out in a clear and concise fashion the underlying evidence and policy justification on  
which the development is based making reference to all relevant policy at a national,  
regional and local level.

•

Example of public realm and enhanced streetscene as part of ‘tall building’ development



Applicants will need to:
�Demonstrate,�by�means�of�a�townscape�/�landscape�impact�assessment,�how�the�proposal��
sits�within�the�existing�townscape�and�landform.

�Describe�the�extent�to�which�the�proposal�contributes�to�the�creation�of�an�attractive��
cluster�of�tall�buildings�(either�existing�or�proposed)�or�creates�an�individual�landmark.

�Explain�the�positive�impact�the�development�will�have�within�the�character�area�its�sits��
and�with�the�wider�context

•

•

•

Criterion 02. Siting of Tall Buildings

Tall buildings should potentially be sited in areas of 
Northampton’s Central Area which will have minimal 
visual impact on sensitive historic environments 
such as the historic core, All Saints Derngate, Holy 
Sepulchre and St.Giles Conservation Area. Retaining 
and enhancing key strategic views through the careful 
siting of tall buildings is a key objective.

Tall buildings should complement, not compromise, 
strategic views and important vistas in the town. 
Proposals should consider the emerging Hierarchy of 
Street to assist.

Illustrations must include a range of explanatory 
drawings and illustrations; such as artist impressions, 
photomontages, CAD/VR images; to explain the three 
dimensional qualities of the proposal and capable 
of being easily understood and suitable for public 
consultation; they should illustrate any perceived 

negative as well as positive visual impact. The 
construction of a scale model will often be helpful in 
assessing this impact. The proposal should also have 
regard to its likely impact on the future of adjoining 
buildings and possible future new developments in the 
near vicinity, and on local topography.

A site analysis should be undertaken looking 
specifically at the site in terms of topography, 
character appraisal (attention should be paid to the 
Northampton’s Central Area Character Assessment 
2010), the immediate and surrounding area, history  
of the site (if known), opportunities and constraints  
of the site and include any supporting concept 
drawings which will help justify the thinking behind  
the siting of the proposal.

Visual�Impact

Consideration must be made of 
the visual impact of any proposals 
from all the major approaches 
to the town centre, its emerging 
street hierarchy as well as along the 
River Nene and the river crossings. 
Three view types should be utilised 
for more detailed consideration 
and possible protection from any 
development proposals:

1.����Vista: a view from a specific 
viewpoint looking to a specific 
building or structure.

2.���Panorama: a view from a specific 
viewpoint looking across a wide 
area at numerous buildings or 
structures within their settings.

3.����View�Corridor: numerous views 
from a variety of viewpoints 
looking at numerous buildings  
or structures within their settings.

Numerous views from 
a variety of viewpoints 
looking at numerous 
buildings or structures 
within their settings.

3.�VIEW�CORRIDOR:�

A view from a 
specific viewpoint 
looking to a specific 
building or structure.

1.�VISTA:�

2.�PANORAMA:�

A view from a specific 
viewpoint looking across 
a wide area at numerous 
buildings or structures 
within their settings.
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In exceptional instances it may require a 
full Environmental Impact Assessment. The 
proposals should also include high quality 
images that provide accurate representations 
of the appearance of the building and realistic 
views from strategic viewpoints.

In all instances proposals will be expected to 
be compatible with existing Conservation Area 
Character Assessments, Masterplans and Urban 
Design Frameworks where they exist within the 
Northampton’s Central Area.

Examples are AVON, St.John’s and Castle 
Station. Within such guidance there will be a 
level of flexibility towards building heights in 
the interpretation of detailed approaches to 
individual development sites.

Applicants will need to:
�Present�the�proposal�within�the�context�of�an�
urban�design�study,�to�include�both�immediate�
and�wider�areas.�It�should�contain�physical�analysis�
and�character�assessments�of�the�townscape�
as�well�as�a�360�degree�view�analysis�for�short,�
medium�and�long�distance�views.

��Proposals�should�be�shown�using�the�following�
view�types:�
- Vista 
- Panorama 
- View Corridor

�Illustrate�through�computer�visualisations�and�
photomontage�techniques�that�consider,�but�are�
not�limited�to,�the�following:�
- The built and natural environment 
-  Key strategic views and approaches  
- Conservation settings and listed buildings 
-  A detailed urban design analysis of surrounding areas 
that details the positive and negative contributions that 
the proposed tall building makes to the visual quality of 
the area must be provided; the taller the building the 
more extensive the area of analysis.

•

•

•

Baltic Place, NewcastleGateshead - Example of photomontage as part of visual impact assessment 

Northampton is a historic market town and has a fine 
collection of listed and locally listed buildings within the Central 
Area. In addition 4 conservation areas exist as well as a number 
of Scheduled Ancient Monuments all of which play a huge 
role in the historic importance of Northampton at a local and 
national level. 

Tall building proposals within the historic core are unlikely 
to be supported in order to retain the historic integrity 
of the town centre. Proposals for tall buildings within 
conservation areas or affecting the setting of listed buildings 
or conservation areas or Scheduled Ancient Monuments will 
only be considered if applicants can demonstrate, through a 
conservation impact assessment, that the surrounding area’s 
character or appearance or the setting of any listed building 
will be preserved or enhanced.

In general new tall buildings should not be sited within 
conservation areas, nor should they visually impinge on 
the setting of/or important views of listed buildings or 
conservation areas. This particularly applies to the backdrops 
of groups of historic buildings or the visual envelope 
surrounding single buildings such as churches. In areas 
adjoining conservation areas where new tall buildings may 
be appropriate, tall buildings should, in general, relate well to 
the unique urban grain, visual axes, general context, sense of 
place, and topography of the surrounding conservation areas, 
and this should be tested through detailed character and 
impact assessment.

Criterion 03. Historical impact

Applicants will need to:
�Demonstrate�(if�applicable)�how�
the�proposal�will�impact�on�:�
- the setting of the listed buildings 
- conservation areas 
- registered historic parks and gardens. 
- schedules ancient monuments 
- any archaeological remains

�Demonstrate,�through�a�
conservation�impact�assessment,�
that�the�surrounding�area’s�
character�or�appearance�or�the�
setting�of�any�listed�building,�
conservation�area�or�S.A.M�will�
be�preserved�or�enhanced.

•

•
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Tall buildings can contribute to maximising efficient 
use of the land. The inclusion of a mix of uses can help 
give greater vitality to the public realm and create 
activity throughout the day increasing a perception of 
greater safety. 

Northampton Borough Council supports delivering 
sustainable development promoting mixed use 
development, and will encourage use diversity and 
social inclusion. 

Tall building proposals are encouraged to have some 
community or public function which can significantly 
help integrate new development with the surrounding 
communities. Therefore mixed use developments 
can moreover assist the regeneration of existing 
commercial sites or premises.

Criterion 04. Land Use

Applicants will need to:
Describe the land use mix.

 Describe how the proposed mix of land uses supports and complements the surrounding land use 
pattern and local community needs, and assists in delivering relevant housing and/or employment 
opportunities.

 A plan illustrating the relationship of the proposed site to surrounding tall buildings, an in-depth 
design statement that sets out the rationale for the proposal, its architectural intent and design 
philosophy and the particular qualities of the site that make it suitable for tall buildings.

 Show evidence of exploration of the viability and appropriateness of other forms of high  
density development

•

•

•

•

Diagram showing 3 different typologies achieving 75 units/ha

Massing is the combined effect of the height, bulk and 
silhouette of a building. New tall buildings should have 
regard to the existing built form massing and maintain 
the area’s sense of place. In general, bulky, dominant 
massing of new tall buildings should be avoided.

Criterion 05. Scale and Massing

Applicants will need to:
 Describe the massing strategy of the 
proposal.

 Describe how the massing of the proposal is 
integrated into surrounding development.

 Illustrate how the massing of the proposal 
creates an appropriate form.

•

•

•

The perception of the scale of new tall buildings 
is an important key in integrating the new 
development into an established urban pattern 
and grain. New tall buildings should respond 
positively to surrounding building heights, depths, 
street frontages and provide an appropriate scale 
compatible with their surroundings.

Applicants will need to:
 Describe the strategy employed to integrate 
the building with the scale of its context.

 Indicate how the proposed design ensures a 
feeling of human scale at street level.

•

•

Gallowgate Masterplan - An example of testing scale and massing 
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(PPS1) Planning Policy Statement 1 - Delivering 
Sustainable Development makes it clear that  
designs which are inappropriate in their context 
should not be accepted. It is therefore important 
that an applicant demonstrates that their proposed 
development has emerged from a full assessment  
of a site’s circumstances and characteristics.

Northampton Borough Council requires all 
development to meet the highest standards of 
design quality. This is paramount for the visual 
appearance and functioning of tall buildings.

Form will be influenced by the site’s location, 
the use of the building and its status, and its 
contribution within the wider urban context, for 
example as a landmark focus or as a response to 
other established or emerging consistent townscape 
forms. The highest design quality of architectural 
expression and form is paramount to the creation 
of elegant and pleasing landmark buildings.

Criterion 06. Design Quality and Form

Applicants will need to:
 Provide a statement that describes in detail 
the rationale for the form of the proposal. 
The statement should be accompanied with 
detailed elevations and three dimensional 
drawings in colour to show the visual 
richness of the design quality proposed. This 
should include precedents of the materials 
that are to be used and make reference to 
where these have been successfully used on 
other projects in the country.

 Describe and illustrate how the form of the 
roof top enhances the skyline of the city.

 Describe and illustrate how the building 
addresses the street.

 In the case of ‘landmark’ buildings the 
statement should take into account the 
following key points: 
- Inspiration 
- Silhouette 
- Articulation 
- Cultural and climatic reference

•

•

•

•

Materials

New tall buildings should make reference to 
their physical, cultural and historic surroundings 
through their architectural language and high quality 
materials. Materials should show sensitivity to their 
surroundings and should aim to be of the highest 
quality, directly responding to the existing urban 
fabric, whether by utilising similar or sympathetic 
materials or by positive contrast.

Materials should also be chosen with regard to  
their performance in sustainable terms. The use  
of local or recycled materials, and/or materials  
from renewable resources is encouraged.

Quality Control/Maintenance

The maintenance of a tall building is critical to the 
image it projects within the public realm. Applicants 
need to have explored a variety of internal and 
external materials and finishes that have long lives, 
require low maintenance and which also meet 
the best practice requirements of sustainability 
standards. This is also of key importance for the 
management of spaces around tall buildings.

Applicants will need to:
 Describe the palette of materials, and its association to the local character.

 Describe the appropriateness of the materials used, in terms of their sustainability.

 Provide supporting information (if applicable) on the method used to measure the materials’ 
performance in sustainability terms, both initially and throughout the building’s life cycle.

•

•

•

Example of detail as part of design and access statement to highlight 
method of construction and detail of materials proposed.

Example of detail submitted as part of design and access statement 
to help explain the natural ventilation system 
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Proposals for new tall buildings must take account  
of the intricacies of the broader context within which 
they sit, including the existing urban rhythms, local 
architectural language, the fine grain urban detail  
and the historic setting.

New tall buildings should make reference to their 
surroundings though footprint, setback and street and 
building alignment. Aligning tall buildings to terminate 
visual axis or frame scenes can create a strong 
reference point, which enriches urban legibility and 
aids navigation.

Around the world, there are many examples of new 
tall building developments that deal effectively with 
these issues. This can be through the articulation 
of the lower floors of the building, to reflect the 
character of the street, or through the setback of the 
upper floors, to create the impression of a continuous 
streetscape, or through the use of materials that 
respond to or positively contrast with surrounding 
buildings. These approaches help to ensure that the 
streets remain legible, coherent and at a human scale.

New tall buildings should reflect their surroundings 
through the definition of their upper storey setback 
and by reinforcing the articulation of the streetscape.

Criterion 07. Urban Pattern, Alignment and Streetscape

Applicants should show a ground floor plan that 
illustrates all of the surrounding street spaces, 
demonstrating the flow of spaces inside to outside, 
continuity or thresholds in materials, and extent of 
public access / controlled access, and all entrances 
and vehicle servicing points. Additionally sections 
through the lowest floors of the building, illustrating 
the linkages between streetscape and internal spaces 
should be shown.

Applicants will need to:
 Describe how the proposal responds to and 
complements the prevailing urban pattern, 
through an analysis of the neighbourhood’s 
sense of place, and how the development 
will contribute to or improve upon this.

 Describe how the proposal responds 
positively to any characteristic alignment 
and setbacks of surrounding buildings.

 Describe how the proposal contributes to 
the streetscape. Key issues for consideration 
include the need for 
- active frontages and natural surveillance 
- legible entrances 
-  an understanding of the relationship of the 

proposal to the existing streetscape, and a 
definition of the public realm.

•

•

•

Stephenson Quarter, Newcastle - Detailed analysis work to help understand the historic context of site and to set various approaches to enhance 
movement and respect urban pattern, alignment and streetscape.
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Criterion 08. Public Realm

Tall buildings need to be designed in such a way as 
to create safe, comfortable and attractive spaces 
around them, and to mitigate any harm to the wider 
public realm. New spaces between a collection of 
tall buildings should have their edges well defined 
by development and activated by public uses with 
flexible, transparent facades on the ground floors. 
Tall buildings need to provide the public realm 
with a strong sense of spatial definition and robust 
character. At a detailed level, individual proposals 
should seek to create well orientated and lively 
spaces that contribute positively, day and night, to  
the wider public realm.

Applicants will need to:
 Describe how the proposal has been 
designed to create high quality public 
spaces within the site and nearby.

 Particular consideration should be given to: 
- High design quality 
- Art in the environment 
- Hierarchy of space 
- Climatic comfort 
- Need for light, sun and shade 
- Adjacent uses 
- Quality of materials

 Describe the arrangements for long term 
maintenance and management.

•

•

•

Swiss Re, London - Ground Floor uses to help stimulate public realm

High quality provision of public realm which is well managed 

Criterion 09. Public Access

Public access to new tall buildings is encouraged, 
particularly mixed use or commercial buildings, helps 
to foster a more positive perception of the building 
and contributes to a stronger sense of community.

Any new tall building in Northampton’s Central 
Area must comply with current building codes and 
current building regulations. New tall buildings should 
strive to be as accessible as possible to all people 
through the provision of ramps, lifts, gentle rising steps 
with landings, clear signage and branding, sensitive 
and appropriate lighting schemes, non slip surfaces, 
contrasting colour and texture schemes, automatic 
opening doors, appropriately placed seating, and 
clear and legible internal layouts. Attention should 
be paid to means of evacuating people with physical 
mobility and sensory impairments from the building 
in emergencies, and providing alternative means of 
access if a lift fails.

Applicants will need to:
 Explain how any tall building proposed, 
which comprises mixed or commercial uses, 
will encourage public access.

 Demonstrate that their proposal will 
provide equal access for all.

Submit a Design and Access Statement.

•

•

•

Viewing platform of CN Tower, Toronto Public viewing platform to allow views of the city and beyond 
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Criterion 10. Open Space and Amenity

Despite the potential small footprint of a tall 
building, open space might be accommodated 
through roof terraces, balconies and internal 
courtyards, providing occupants with high quality 
green space. Some of the open space requirements 
could be accommodated through the development 
of private external spaces. However these elements 
may not be sufficient to ensure that all residents and 
other users have access to adequate open space. 
Location of tall buildings near open parkland must 
not harm the peaceful enjoyment of the park/public 
open space by others, or reduce its sense of space.

Regardless of the amount of open space that can be 
achieved, new tall buildings should strive to provide 
occupants with high quality private open space. Such 
spaces give occupants vital breathing space, and can 
contribute to a more human scale perception of the 
development.

Applicants will need to:
�Explain�whether�the�proposal�meets��
or�exceeds�NBC�requirement�for�the�
provision�of�public�and�private�open�space,�
and�if�so�how?

�Developments�should�incorporate�internal�
private,�and�in�mixed�use�schemes�with��
a�large�footprint,�some�public�open�space.

�Describe�how�the�proposed�development�
maximises�provision�of�outdoor�and�indoor�
amenity�space.

�Demonstrate�how�good�quality�private�
amenity�space�is�provided�in�residential�
development.

�Describe�and�analyse�the�impact�of�the�
proposals�on�neighbouring�properties.

•

•

•

•

•

Tall buildings in close proximity to neighbouring 
residential properties will impact on the amenities 
of occupants. Issues of aspect/outlook, privacy, 
daylight, sunlight, noise, light glare, and general good 
neighbourliness are planning considerations that 
will require careful assessment.

Example of photomontage to demonstrate how a space will feel

Tall buildings over a certain height can adversely 
affect the environmental quality of surrounding areas 
through the diversion of high speed winds to ground 
level and through the overshadowing of adjacent 
residential buildings including public/private garden 
spaces. The impact of both of these elements can be 
mitigated through good design and sensitive siting. 
The impact of shadows at different times of the day 
and throughout the year will need to be assessed. The 
use of architectural devices such as screens, terraces 
and awnings and also facade setbacks can be adopted 
to minimise the effects of high speed wind at the 
bases of tall buildings. Individual proposals should 
seek to create well orientated and lively spaces that 
contribute positively to the wider public realm.

Applicants should seek to create a pleasant 
microclimate at the base of the building. In terms of 
the impact of wind, this depends on the local grouping 
of buildings and their orientation to the prevailing 
wind. The impact of wind is generally promoted 
by isolated buildings (of whatever height) and the 
creation of inappropriate open spaces between 
buildings. It can also be exacerbated by raising the 
building on pilotis. In terms of solar gain, it is beneficial 
to utilise a shallow plan, atria or shafts to allow the 
introduction of natural daylight and fresh air. Contrary 
to some attitudes and guidelines, it is possible to 
achieve high levels of natural light penetration within  
a tight urban form.

Criterion 11. Climatic Impact

Applicants will need to:
�Describe�how�the�design�has�considered�the�
local�climate.

�Explain�how�the�proposals�address�the�
climatic�effects�of�the�proposal�on�its�
surroundings.�Issues�to�be�considered��
will�include:�
- overshadowing 
- the diversion of high speed winds to ground level 
- heat islands 
- glare reduction

•

•

Diagram submitted as part of a Design and 
Access statement to show how the proposal 
has allowed for climatic impact - in this 
example looking at solar orientation
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Tall building proposals must be sustainable  
in every sense, taking into account social  
and economic impact, based on whole life 
costs and benefits.

A heightened public awareness of 
environmental issues, advancements in 
construction technology and a raised 
awareness of design in general have paved 
the way for sustainability to be recognised 
as a crucial element in the future planning 
and development of cities. Advances in 
construction technology combined with a 
growing body of architectural knowledge 
mean that, subject to quality specification  
and finishes, contemporary tall buildings can 
provide sensitive design responses to their 
setting. New contemporary tall building 
proposals should clarify any advantages that 
the technology used in their construction, 
has to sustainability including for example, 
renewable energy and/or to the building’s 
architectural form.

Developers should be aware of relevant 
guidance derived specifically for tall buildings 
currently in place. This guidance incorporates 
the following key themes based around 
sustainability which should be taken into 
account where applicable.

Criterion 12. Sustainability Energy - Applicants should seek to 
maximise energy efficiency through:

 Adoption of appropriate building form and 
fabric e.g. through passive means such as 
increasing the availability of thermal mass.

 Specification of an energy efficient services 
solution e.g. through double facades which 
allow natural ventilation of spaces and 
access to openable windows;

 Use of clever vertical transportation 
solutions e.g. energy recovery from lifts;

 Use of renewable energy e.g. daylight 
integrated lighting systems,  
BIPV (building integrated photovoltaics),  
wind power and CHP.

•

•

•

•

Water – Applicants should seek to 
minimise water consumption through:

Specification of low-flow appliances;

 Reduction of run-off through  
e.g. living roofs

Sustainable drainage.

•

•

•

Materials – Applicants should seek to 
reduce the environmental impact of 
building materials.

Flexibility – Applicants should seek 
to create internal spaces, which are 
easy to adapt to ensure spaces do not 
become redundant over time, and can 
more easily adapt to changing social, 
technological and economic conditions.

Maximise structural efficiency of the building 
with particular attention given to floor plate 
solutions, service cores and ability to sub-
divide floors.

Applicants will need to provide a statement 
outlining how the proposal will apply to best 
sustainable practices. Particular consideration 
should be given to:

 Energy management, including on-site 
production from renewable resources;

  Resource conservation, including the use of 
recycled aggregates

Material specifications

Waste management, including recycling

 Ongoing management and operation of the 
building and its performance;

 Achieved BREEAM or Ecohomes  
”very good” rating by the development; 

Lifetime Homes Standards

Energy Efficiency best practice

•

•

•

•

•

•

•

•



All new tall building proposals should assess the 
current capacity of local infrastructure and facilities 
such as the road network, waste water/sewage 
disposal systems, public transport services, open 
spaces, playgrounds, schools, and child and health 
care facilities to support the increase in local 
population that the development will bring to the 
city. Development proposals must contribute to the 
new facilities where there is a proven deficiency. The 
sequence / time scale of delivery of infrastructure in 
relation to new higher density developments must 
be made clear.

The development of more intense urban forms 
should encourage sustainable transport choices. 
In line with best practice, and in the interests of 
achieving an efficient urban form, intensification of 
development should occur in areas that are within 
walking distance of either rail stations or major bus 
routes. Concentrating tall building development 
in proximity to existing transport interchanges 
contributes to a more active and vibrant sense of 
place and strongly promotes a more sustainable 
approach to urban living. Innovative approaches to 
dealing with parking are encouraged in order to 
avoid a negative impact to the streetscape.

Criterion 13. Transport and Infrastructure Applicants will need to:

 Assess the current capacity of local public infrastructure and facilities.

 Identify additional infrastructure and facilities required as a result of the proposed 
development, and how these will be achieved and delivered.

 Submit a detailed transport assessment/statement and travel plan (for non residential 
development).

 Provide information on the accessibility to existing transport services.

 Provide revenue support towards the provision of public transport and other local 
transport objectives.

 Submit a car parking strategy.

•

•

•

•

•

•
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Major transport node - Greyfriars Bus Station

Example of analysis testing transportation implications for location of tall buildings

Character Assessment & Tall Buildings Strategy for Northampton’s Central Area 211



Character Assessment & Tall Buildings Strategy for Northampton’s Central Area 213

DATA Sources:

Historic Photographs (page 19, 22, 63,73, 83 and 103)

Kindly provided by Northamptonshire Studies, 
Northamptonshire Libraries and Information Service.

Northampton - 1835 -1985 Shoe Town, New Town,  
by Cynthia Brown. Phillmore and Co Ltd, Sussex,1990.

OS Data and Aerial Photography - page 5
Northampton Borough Council
Copyright Notice 

Produced from the 2009 Ordnance Survey  
mapping with the permission of the Controller  
of Her Majesty’s Stationery Office. 

© Crown Copyright Unauthorised reproduction  
infringes Crown Copyright and may lead to  
prosecution or civil proceedings.   
Licence number : 100019655

Photographs and visual diagrams  
copyright to Spacegroup 2010
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