deliveringurbansolutions

Foreword
This report outlines the Masterplan for Weston Favell District Centre. It was
commissioned in July 2004 by the Client Group which comprised Northampton
Borough Council, Northamptonshire County Council and Northamptonshire
Primary Care Trust (PCT).
This Masterplan sets out the measures needed to be undertaken to transform
the Weston Favell District Centre into an attractive, vibrant and commercially
successful centre. The masterplan sets out the principles behind the design
decisions as well as defining the physical proposals needed to implement the
changes over the next 5 - 10 years. The masterplan will guide the new
development of the public sector services as well as generate and attract private
sector interest in order to create an attractive, successful and sustainable place
that will encourage greater investment and serve the residents of north-east
Northampton.
Weston Favell District Centre is at a crucial stage. The decision to prepare a
masterplan to help guide regeneration has come at an opportune time. Firstly,
the investment of £17 million into the Northampton Academy signifies enormous
confidence in the area’s future and its potential to transform itself.
Secondly, the decision by the Borough Council, County Council and PCT to
consider revaluating how they provide and deliver their services to the local
population has created the opportunity to look at a radical redesign that will
significantly improve the overall appearance of the area.
Thirdly and finally this desire to invest in the District Centre's future has ignited
interest from the private sector and the owners of Weston Favell Shopping
Centre. The joint owners, Tesco and British Land are supportive of the
masterplan principles and intend to continue to play a part in the District Centre’s
future. We hope that the transformation will help attract further private sector
investment.
All these elements when combined present a unique opportunity for Weston
Favell. The opportunity is to work in partnership to deliver the masterplan vision
of an attractive, accessible and successful District Centre that serves all the
needs of its local population.
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Executive Summary
Weston Favell is a successful District Centre but its performance and appearance
could be enhanced. It is therefore opportune that the main service providers that
are present in the District Centre, notably Northampton Borough Council,
Northamptonshire County Council and Northamptonshire PCT have begun a
process of looking at how best to improve their service delivery and the
infrastructure that supports it. The most apparent of this is the complete review
of the buildings which these services are delivered through. The masterplan
therefore has taken a radical view of how these buildings could be redesigned so
that their new form can enhance and add value to the District Centre. This has to
be undertaken with other projects, one of which is the re-alignment of Billing
Brook Road to allow for new development to occur adjoining the Weston Favell
Shopping Centre. The reason for this intervention is that whilst the Shopping
Centre performs a valuable role, its appearance often leaves a negative
impression. Its appearance can be overwhelming, it is disorientating and difficult
to reach for pedestrians. The masterplan also looks at ways to encourage a more
sustainable District Centre. At present many of the journeys to the District Centre
are by car and this makes for a poor pedestrian environment, characterised by
the existing high level walkways across Lumbertubs Road and Wellingborough
Road.
Developing this theme, improvements have been made to how public transport
serves the District Centre, making it more convenient and a more pleasurable
experience. Cycling will also be improved with dedicated cycle routes through the
District Centre and safe and secure cycle parking facilities. Underpinning all of
this is new public sector development which will include new community, health
and educational facilities but also new private sector investment in the form of
private commercial and leisure development, new retail, better car parking all
focussed around a new High Street and new urban space.
Delivering the masterplan’s vision will take partnership and involve a number of
agencies. Crucial to this is establishing a closer working relationship between the
main landowners, the Client Group and the owners of the Weston Favell
Shopping Centre, Tesco and British Land.
Weston Favell District Centre will rightly take its place along side the new stateof-the-art Northampton Academy as a modern, desirable and attractive
destination for the North East of Northampton.
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01 Introduction
This document comprises the Weston Favell District Centre Masterplan. It has been prepared by
a team led by Atkins Consultants Ltd. The study was commissioned by a Client Group comprising
Northampton Borough Council, Northamptonshire County Council and Northamptonshire Primary
Care Trust (PCT) in August 2004.

Purpose

The purpose of this study is to prepare a co-ordinated masterplan that will transform the Weston
Favell District Centre. The client group have extensive land holdings within the District Centre
and seek to maximise the value of these assets in order to improve the quality of local service
provision. Collectively they seek to improve the facilities they currently provide to the east of
Billing Brook Road. The opportunity therefore exists to use these improvements as a catalyst to
further upgrade the existing Weston Favell Shopping Centre.
The scope of the commission was to take the masterplan to an agreed level whereby the
stakeholder and service providers could then take forward the proposals in more detail by
working with architects and other designers on how to deliver the specific building projects such
as the Lings Forum and the Integrated Care Centre within the context set out by the masterplan.

Consultant Team

Atkins led the consultant team and provided input on the development of the masterplan based
upon detailed discussions with the client team (Northampton Borough Council, Northampton
County Council and Northamptonshire Primary Care Trust), key landowners (Tesco and British
land) and stakeholders (Northampton East Area Partnership).
Atkins led the design of the masterplan which included consultation, urban design, transport
assessment, options development and phasing options.

Objectives

The Client Group have plans to improve the facilities they provide within the District Centre. The
majority of these facilities are located to the east of Billing Brook Road. The opportunity exists to
use these developments as a catalyst to further upgrade the District Centre and make it more
attractive. The Masterplan should therefore establish a long-term vision for the area and ensure
that development proposals are not viewed in isolation.
The Client Group identified the following main objectives that are to form the basis of the
masterplan:
•
•
•
•
•
•
•

Improve the mix of uses within the District Centre including the introduction of
residential and office uses
Accommodate a new Children’s Centre and an Integrated Care Centre
Accommodate and increase the visibility of a refurbished or redeveloped Lings Forum
Investigate the development potential of surplus school land
Improve the pedestrian environment and give greater priority to the needs of cyclists
Create “active” building fronts to streets and spaces and encourage a wider range of
activity outside normal shopping hours
Develop Billing Brook Road as a “High Street” through promoting intensity of uses, active
fronts and public realm improvements
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•
•
•
•

Investigate the scope to improve the integration of the indoor shopping centre, both
visually and functionally into the surrounding area
Improve the quality of public spaces and streets and the legibility of the centre
Assist in the enhancement of facilities for public transport, in particular how the District
Centre can act as an interchange between services and improve waiting and bus
information
Consider how the Shopping Centre can better link with land to the east of Billing Brook
Road

Background and Earlier Work

Prior to the masterplanning commission, the Client Group who are the main service providers in
the District Centre (as well as having a large landholding) had begun to assess how best they
could improve the delivery of services to the area. Many of the Borough Council operated
facilities within the District Centre were in need of major maintenance and other improvements
which prompted the Borough Council to reappraise its assets. This included facilities such as the
Lings Forum, a leisure centre and swimming pool. This is in need of substantial refurbishment or
replacement.
Northampton Primary Care Trust is undergoing a reappraisal of its service provision across the
County. Northampton PCT has plans to redevelop the existing health centre into a more modern
and comprehensive facility called an Integrated Care Centre that links in with other initiatives
related to health and education. Integrated Care Centres will be located at Weston Favell and
Sixfields.
Planning permission has been granted for the Northampton Academy, a new school which is due
to be completed in September 2005. As a result the current Emmanuel Middle School and the
Lings Upper School will become surplus to requirements. The receipts from the redevelopment of
these sites are required to fund the County Council’s Schools Review Programme.
The County Council also have plans, funded in part by SureStart, to provide a new Children’s
Centre facility.
These all combine to create an exciting opportunity to reappraise not only the facilities and the
buildings in which they are provided in but also the opportunity arose to look more strategically
at how the whole area could be redesigned adhering to the principles of good urban design.
Accordingly, the Masterplan advocates a complete redesign of the facilities, including re-aligning
Billing Brook Road, which constitutes much of the development area to the east of the Shopping
Centre.

The Study Area
As a District Centre, Weston Favell already provides a number of key facilities for the people of
north east Northampton. This can however, be built upon to offer a better quality and range of
services. Weston Favell has good opportunities in terms of improving the physical environment.
The current building stock could be enhanced through removing the unattractive buildings that
relate poorly to the public realm. New buildings could also be orientated to create better
integration between the various uses within the site.

www.atkinsglobal.com

Weston Favell District Centre – Masterplan
Northampton Borough Council, Northamptonshire County Council & Northamptonshire PCT
FINAL REPORT APRIL 2005

6

deliveringurbansolutions
The area surrounding the bus stops needs improving, and this could be achieved through the
construction of a transport interchange, providing an integrated public transport system. There
is also the potential to improve pedestrian and cycle routes through the site by means of
designated lanes.
A sense of social cohesion could be provided along with a focal point to the site by means of a
square or public space. The public realm clearly needs upgrading, and this would lead to a better
quality environment for those using the District Centre.
The construction of the Northampton Academy building currently underway provides evidence of
investment being put into the Weston Favell District Centre, which will act as a catalyst for
further development.
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02 Policy Context
National Planning Policy
Following the Planning and Compulsory Purchase Act that received Royal Assent on 13th May
2004, Structure Plans are to be abolished, with Local Plans being replaced by Local Development
Frameworks (LDFs).
LDFs will consist of a number of Local Development Documents (LDDs) that can be replaced as
and when is necessary. Certain LDDs will have statutory status similar to the current Local Plan
and will be subject to independent examination. ‘Area Action Plans’ produced for areas where
significant alterations are anticipated, are an example of an LDD. Regional Planning Guidance
(RPG) will become Regional Spatial Strategies and Supplementary Planning Guidance will be
replaced by Supplementary Planning Documents. The outcome of this reform will be integration
between the various development and land use policies with the aim of making the planning
process more efficient.
The Borough Council submitted its Local Development Scheme (LDS) to Government Office for
the East Midlands (GOEM) in February 2005. This outlines what LDDs will be produced along
with a timetable for the preparation and review of these documents. Public participation and
community involvement will play a key role, and this is contained within the Council’s Statement
of Community Involvement (February 2005).
National planning policy guidance is provided by Planning Policy Statements (PPSs) and Planning
Policy Guidance (PPGs). The PPSs and PPGs which are of most relevance to the masterplan are:
PPS1 (Delivering Sustainable Development)
PPG3 (Housing)
PPS6 (Planning for Town Centres)
PPG9 (Nature Conservation)
PPG13 (Transport)
In respect to the design of new development PPS1 (2005) states that ‘high quality and inclusive
design should be the aim of all those involved in the development process. High quality and
inclusive design should create well-mixed and integrated developments which avoid segregation
and have well-planned public spaces that bring people together and provide opportunities for
physical activity and recreation. It means ensuring a place will function well and add to the
overall character and quality of the area, not just for the short term but over the lifetime of the
development (PPS1, paragraph 35)
PPG3 (Housing) (2000) states that the Government’s intention is that everyone should have the
opportunity of a decent home and that there should be a greater choice of housing that does not
reinforce social distinctions. In order to promote sustainable patterns of development, and make
better use of previously developed land, additional housing should be focused in towns and cities.
PPG3 also states that ‘new housing and residential environments should be well designed and

make a significant contribution to promoting urban renaissance and improving the quality of life’

(PPG3, paragraph 1).

www.atkinsglobal.com

Weston Favell District Centre – Masterplan
Northampton Borough Council, Northamptonshire County Council & Northamptonshire PCT
FINAL REPORT APRIL 2005

8

deliveringurbansolutions
Local planning authorities are encouraged to make more efficient use of land (between 30 and 50
dwellings per hectare). At places with good public transport accessibility, such as district centres,
greater intensity of development should be sought (PPG3, paragraph 58).
PPS6 (Planning for Town Centres ) was published in March 2005 , with the key objective for
town centres being to promote their vitality and viability by:
• Planning for growth and development of existing centres; and
• Promoting and enhancing existing centres, by focusing development in such centres and
encouraging a wide range of services in a good environment, accessible to all.’ (PPS6,
paragraph 1.3).
PPG9 (Nature Conservation) gives guidance on how the Government’s policies for the
conservation of our natural heritage are to be reflected in land use planning. It embodies the
Government’s commitment to sustainable development and to conserving the diversity of our
wildlife. A draft PPS9 ‘Biodiversity and Geological Conservation’ was published for consultation in
September 2004.
Transport plays a key role in our lives and in urban developments. Following on from the White
Paper, ‘A New Deal for Transport – Better for Everyone’ (July 1998) the Government is promoting
the idea of an integrated transport policy, that ensures mobility whilst not compromising
sustainable development. PPG13 (March 2001) sets out the Government’s objectives to
integrating planning and transport at the national, regional, strategic and local level to:
•
•
•

‘Promote more sustainable transport for both people and for moving freight”
“Promote accessibility to jobs, shopping and leisure facilities and services by public
transport, walking and cycling, and”
“Reduce the need to travel, especially by car’”
(PPG13, paragraph 4).

PPG13 ‘sets out the circumstances where it is appropriate to change the emphasis and priorities

in provision between different transport modes, in pursuit of wider Government objectives’

(PPG13, paragraph 5).

Regional and Sub-Regional Planning Policy
Prior to the introduction of the new planning system the Structure Plan was the planning
blueprint for the County and set out the land use strategy for Northamptonshire.
With the introduction of the new system the Regional Spatial Strategy (RSS) for the East
Midlands and the Milton Keynes and South Midlands (MKSM) Sub-Regional Strategy will now
provide the strategic land use planning context for Northamptonshire. These documents are
prepared by the Regional Assembly and approved by the Secretary of State.
Despite the approval of these two documents the adopted Structure Plan will still continue in
force for now, except where policies in the RSS/Sub-Regional Strategy have updated and
therefore superseded its policies.
RSS8 (Regional Spatial Strategy for the East Midlands) was published in March 2005. It identifies
Northampton as one of the region’s five Principal Urban Areas and earmarks the town as being a
priority for regeneration and new public transport infrastructure and facilities.
www.atkinsglobal.com

Weston Favell District Centre – Masterplan
Northampton Borough Council, Northamptonshire County Council & Northamptonshire PCT
FINAL REPORT APRIL 2005

9

deliveringurbansolutions
RSS8 promotes the continued growth of the town as the major centre of population and
economic activity in the southern part of the East Midlands.
The Milton Keynes South Midlands (MKSM) Strategy (March 2005) provides sub-regional planning
guidance for Northampton. Those aspects of the Strategy relating to Northamptonshire are
incorporated in the RSS8. Northampton is an area that has been assigned for growth to cater for
overspill from the south-east, with 30,000 new dwellings proposed between 2001-2021. The
MKSM Strategy states a need to identify district centres to form sustainable sub-centres for
shopping and for the provision of commercial and social services.
The Northamptonshire Structure Plan (March 2001) refers to District Centres, stating the
importance of enhancing these services to ensure that people have a choice of whether to travel
to other facilities or to shop in their own community. The Structure Plan (policy H6) requires new
housing development to take place at a minimum net density of 35 dwellings per hectare. It also
states that maximum standards for car parking and minimum standards for cycle parking will be
identified. Supplementary Planning Guidance on Parking was adopted by the Borough Council in
March 2003.

Local Planning Policy Context
The Northampton Local Plan provides the planning policy framework for the Borough. The
current Local Plan was adopted in 1997 and covers the period 1993-2006. It sets out the policies
and proposals adopted by the Borough Council for the development and use of land in
Northampton. Although some of the policies are now considered out of date, the Plan still acts
as the major factor in determining planning applications.
Chapter 6 of the Northampton Local Plan is devoted to retail, part of which focuses on District
Centres specifically. The existing retail area at Weston Favell is identified as a local centre/district
centre on the Local Plan Proposals Map. There is the recognition of locating development within
or adjacent to existing centres to reduce dependency on the car, reduce pollution and to
maintain the vitality and viability of these centres.
Policy R11 states that extensions to shops and other commercial premises in existing district or
local centres will be allowed, providing that this does not result in overdevelopment of the site or
restriction of vehicular access. The development must also not be detrimental to the amenities of
occupiers in nearby properties by reason of noise, air pollution or visual amenity.
Part of the local plan addresses the importance of service access to retail premises. Policy R13
maintains that adequate service access must be maintained and that development must not
inhibit or adversely affect the operation of and existing access.
The Local Plan (Policy H32) does not set a percentage for affordable housing provision, but
states that the Borough Council will negotiate an element of affordable housing on large sites.
In December 2004, the Borough Council approved a Planning Policy Statement on affordable
housing. This states that on developments comprising 15 or more dwellings, 35% of houses
should be affordable.
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Northampton Multi-Modal Transport Study
In December 2004, Northamptonshire County Council and Northampton Borough Council in
conjunction with Arup Transport Planning undertook an assessment of the main issues and
problems affecting the way in which people and goods travel in the Northampton area. The
report was to provide an integrated solution for transport up until 2016.
The study identified a number of existing problems:•
•
•
•
•
•
•
•
•
•

Land-use problems
Many jobs located on the edge of Northampton
Orbital moment problems
Public transport network has a limited coverage
Poor perception of public transport
Disjointed pedestrian and cycle networks
Overall high car dependence
Local congestion problems
Lack of interchange facilities
Parking problems in town centre and round hospitals.

The general recommendations made by the report include:•
•
•
•
•
•
•

Improvements to pedestrian networks
Improvements to cycle networks
Improvements to key junctions
Improved radial bus routes
Riverside park and Ride
Orbital bus routes and interchanges
Demand responsive network

The main initiatives related to Weston Favell include new orbital bus routes linking the centre
such as Brackmills, Moulton Park, Weston Favell and University College. In addition a new mini
public trasnport interchange should be provided at Upton, Kingsthorpe, Mereway and Weston
Favell, integrated with orbital and radial routes. These initiatives were identified as being
deliverable in 2006 - 2016
A further benefit has been the introduction of Real-Time bus information that provides accurate
and up-to date bus information for bus travellers allowing for more convenient route planning.

www.atkinsglobal.com

Weston Favell District Centre – Masterplan
Northampton Borough Council, Northamptonshire County Council & Northamptonshire PCT
FINAL REPORT APRIL 2005

11

deliveringurbansolutions

03 Weston Favell District Centre
Northampton: The Town in Context

The boundaries of Northampton were extended in 1901. In the early 20th century shoemaking
was still the dominant industry but it was already declining and large redundancies occurred in
the 1920s and 1930s. The Council tried to attract new industries to Northampton in the 1930s
with limited success. The rapid growth in population of the late 19th century levelled off after
1900 and Northampton grew only slowly in the 1920s and 1930s.
Northamptonshire has witnessed considerable growth since the 1960s, much of which is as a
direct result of its designation as a New Town at this time, encouraging many Londoners to move
to Northampton. Despite this it remains a traditional shire county, much of which is
predominantly rural in character. Northampton itself is a new town with a wealthy catchment
(MKSM, Draft Strategy, 2002, p.11). Unemployment rates have been falling and are lower than
the national average, indicating good employment prospects in the area. Due to its size and
function, the town will continue to generate economic growth and in-migration. As stated in the
Structure Plan, the limited boundaries of Northampton mean that a strategic and co-ordinated
approach must be adopted for the successful growth of the town and the strengthening of
strategic District centres, such as Weston Favell, is paramount to supporting this rapid growth.

Background to Weston Favell District Centre

Following the designation of Northampton as a New Town ( February 1968) the Northampton
Development Corporation was established in the same year to implement the town expansion
plans. The Corporation’s remit covered the areas outside the Borough boundaries, as they were
at that time. Its programme included the development of the town’s eastern and southern
districts, including major roads such as Nene Valley Way and Lumbertubs Way (which now form
part of the ring road) and employment areas. In 1961, the population of Northampton was
105,421. Just ten years later, and three years into New Town status, this figure had grown to
133,800.
The Eastern district, the first area to be developed, was designed to provide housing for 45,000
people. Developments included new estates with shops, schools and community facilities,
employment areas and the Weston Favell District Centre, which became home to what, was then
Europe’s largest Tesco superstore.

Weston Favell District Centre Today

Weston Favell District Centre is located approximately 2.8 miles from Northampton town centre
lying to the North East. It is accessible by Lumbertubs Way (A43) and Wellingborough Road
(A4500), major arterials roads in the Borough network. In addition, Billing Brook Road is a main
road that passes through the District Centre that links Boothville in the north east of the town
with the area of Little Billing and Great Billing to the south east.
Weston Favell District Centre is centred around the Weston Favell Shopping Centre, an indoor
shopping centre opened in 1974. Tesco Extra (recently extended and open 24hrs) acts as the
anchor store.

www.atkinsglobal.com

Weston Favell District Centre – Masterplan
Northampton Borough Council, Northamptonshire County Council & Northamptonshire PCT
FINAL REPORT APRIL 2005

12

deliveringurbansolutions

›

Tesco Extra are the main occupier of the Shopping
Centre. Tesco and British Land co-own the Shopping
Centre

The centre provides a range of retail and other community facilities, including a library and
church. Together with adjoining facilities such as the Lings Forum, the Health Centre, Police
Station and other retail developments, the area fulfils a role as a District Centre serving the
north-eastern quarter of the town. There is a bus interchange on Billing Brook Road and
pedestrian routes to the surrounding residential areas although the centre itself is largely cardominated.
The District Centre is located on a ridge with the site topography falling away to the east towards
Billing Brook valley. A mix of land uses are present but the dominant feature is the Weston Favell
Shopping Centre. Other uses include offices, residential, religious, car parking, health, education,
community, leisure and sports pitch provision, green open space and vacant development land.
The site has a good mix of uses including retail units, community and leisure facilities, private
businesses and residential properties. However, these are poorly integrated with each other and
do not add much to the quality of the environment in terms of physical form.
There are a number of blank facades along certain buildings, which creates a weak relationship
to the public realm. The most significant is the blank walls of the Shopping Centre with the
eastern elevation being perhaps the worse as it faces onto the bus station area and Billing Brook
Road.
Vehicles are dominant and there is a constant flow of traffic along Billing Brook Road. Cycle links
run through the centre of the site along Billing Brook Road, Birds Hill Walk and adjacent to the
residential properties of Waypost Court. However, there is no designated cycle lane and at
certain points the route is tucked away in between a number of buildings.

›
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04 Urban Design Analysis & Property Market Consideration
In order to ensure the regeneration of Weston Favell is a success and that facilities within the
District Centre are enhanced, it is important to understand the relevance of key urban design
principles. Successful development should meet a number of design criteria to create places that
are distinctive and give a sense of identity.

URBAN DESIGN PRINCIPLES
Permeability (ease of movement)

It is vital that new developments are accessible and easy to get to. This means providing the
right routes that people want to make, including walking, cycling, by public transport or car. For
sustainable development, this would involve putting people before traffic with the integration of
land use and transport strategies. The Shopping Centre creates a large barrier to all users due to
the sheer size of the building, and this is worsened further with the limited entrances into the
Centre. Despite the majority of the ground floor being occupied by parking, the Centre is still a
major obstacle for users crossing the site.
Elsewhere on the site, certain uses prove difficult to access, especially those situated on the east
of Billing Brook Road. This is particularly true of Lings Theatre and Forum, and the Family Centre,
all of which are tucked away down a narrow cycle and pedestrian access route.
From a wider perspective, the site is well served by the A43 (Lumbertubs Way) north-south route
(which leads to Kettering in the north) and the A4500 that runs north-east to Wellingborough.
Although these routes make the site more accessible for vehicle and public transport modes of
travel, they also create a definite hindrance to pedestrians and cyclists. The masterplan must
address accessibility issues both within and into the site. It must ensure there is a good choice
of routes for all users and that any new routes created do not cause obstructions to nonvehicular movement.

›
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Accessibility
Weston Favell is approximately 9km east of the M1 junction 15 which is accessed via the A43
which runs adjacent to the shopping centre. The nearest railway station is 5km south west of
Weston Favell Centre (Northampton Station).
The Centre can be easily accessed by car from Lumbertubs Way (A43), Wellingborough Road
(A4500) and Billing Brook Road. The Shopping Centre is particularly attractive as it has
approximately 1,000 free parking spaces. There are several main pedestrian routes to access the
site. These consist of: Billing Brook Road which accesses Thorplands. This route has good
pedestrian footways.
The footways linking Cottarville and Little Billing to the site are raised footways, which are partly
undercover. The footways are not pleasant for pedestrians to walk along and at night are
deemed unsafe as the pedestrian link is not lit. This footway has access for pushchairs and
wheelchairs by a steep ramp; however cyclists are banned.

› High level pedestrian walkways such
as this need to be replaced.

Access from the car park to Weston Favell Shopping Centre is hazardous for pedestrians. There
are pedestrian crossings located by the structural columns of the building. It is difficult for drivers
to see pedestrians’ crossing the car park as visibility is obscured by the columns. The private
road between Weston Favell Shopping Centre and the petrol filling station has poor pedestrian
links and lacks footways. The pedestrian crossings are painted onto the road. They are not
illuminated nor do they have signage and are dangerous to cross. There are no footways linking
the private road to the Shopping Centre. Cottarville also has pedestrian links along
Wellingborough Road. Wellingborough Road is a principal road and is not particularly pleasant to
walk along due to the high volume of traffic. However it does have a wide footway. Pedestrian
links to the north and north west of the site which link Boothville and Thorplands are
underpasses. The underpasses are unpleasant to walk through and are not cycle friendly.
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›

Pedestrian underpasses do not promote
pedestrian movement and where ever
possible they should be replaced with
pedestrian priority surface level crossings.

There are cycle links to the north, north east and south of the site. The cycle routes are not
connected therefore cyclists have to dismount in certain places as they create conflict with
pedestrians. The cycle routes link Goldings, Blackthorn Little Billing, Great Billing, Bellinge and
Thorplands. There are three areas for cycle parking which are located to the north and south of
Weston Favell Shopping Centre car park and the third is situated to the east of the site adjacent
to Lings Forum.

›

Cycling is an important mode of transport
which needs to be improved. A new
dedicated cycle route is proposed along
part of Billing Brook Road together with lit
cycle parking facilities.

There are 8 public bus services that serve Weston Favell Shopping Centre (Refer to Public
transport Table) Service 5 travels through the site. The other 7 services arrive and depart either
from the south or the north. Currently the one-way operation of Octagon Way restricts the
ability of bus services from Northampton being able to perform a circuit of the site.
Bus services use the U-turn facility when entering and leaving the centre from the Billing Brook
Road roundabout. With 19 buses an hour in the peak to the bus station and the town centre
Weston Favell is highly accessible by public transport. 6 buses an hour (service numbers 3 and 1)
link Weston Favell Centre with the railway station, a timetabled journey time of 40 minutes.
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›

Bus services are well catered for and the
masterplan proposes to enhance public
transport
facilities.
The
masterplan
proposes more space for buses with bus
stops positioned in a central location,
overlooked by new development. New bus
stands and “Real Time” information are
also proposed.

In summary the site is well located within the strategic road network with good access to all
purpose trunks roads and motorways, with frequent bus services into Northampton and
surrounding residential areas, cycling infrastructure is limited, and on site pedestrian facilities and
environment are poor with opportunities to create a more accessible, legible and attractive
centre.
(For a more detailed appreciation of the buildings and spaces in Weston Favell District Centre,
please refer to Appendix 1, P 67)

Legibility (ease of understanding)
This is an important aspect of successful developments if users are to orientate themselves and
recognise where they are within a particular area. It can include landmark buildings, statues,
vistas or any other distinctive feature. These not only help people to find their way around, but
also provide an identity to a place. Within Weston Favell, the Shopping Centre itself provides a
major landmark to the site due to the scale of the building. The Sacred Hearts Church also has a
unique form with its pyramid style roof. However, there is a distinct lack of landmarks at the key
gateways into the site, especially at the A4500/Billing Brook Road junction, Lumbertubs junction
and on the approach up to the site alongside the Emmanuel School. It is important that new
development creates a sense of cohesion within Weston Favell, with good views to key uses.
Having distinctive statues or landmark buildings at the gateways into the site will provide an
indication to users as to where they are. The Shopping Centre tends to dominate the District
Centre, therefore development must establish itself by creating a sense of identity along with
clear signage to guide users around the site.
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›

New development should have clearly
identifiable entrances that are visible.

Identity
The impression that the District Centre presents to the user, is largely of dated architecture and
an overall lack of cohesion. There is no real focus for the site and this needs to be addressed as
part of the masterplan. There is the potential for the District Centre to establish itself as a focus
for north east Northampton offering high quality retail, community, health, leisure and housing
facilities all on one compact and accessible site.

›

New development should seek to establish a
new architectural language for the area. New
development should evoke a new era of change
for Weston Favell. Buildings should be high
quality and of contemporary design. The
Northampton Academy has set the benchmark
on which to judge future development.

Gateway
The main gateway into the site via Wellingborough Road is poorly signed with the only landmarks
being Lidl Superstore and McDonalds. There is a lack of legibility in this gateway to the site with
no clear directions to a main entrance to the shopping centre. The entrance to the site from
Lumbertubs Way also has a lack of clarity as motorists are met with a 1970s housing
development when entering the site. There is a distinct lack of visual landmarks at these
gateways.
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›

Landmark architecture will be required
from new development in order to create a
sense
of
place
and
define
the
transformation of the District Centre.

EXISTING USES
Weston Favell Shopping Centre
The shopping centre is well used with free parking facilities and Tesco’s being the main anchor
store, are a major draw. There are also a range of popular high street chains and a number of
food and drink outlets. The building itself is of an overpowering scale for pedestrians, with blank
facades and no legible main entrance to the shops. Access into the Centre for the disabled is via
a lift through the car park, tucked away in the midpoint of the ground floor retail units. Ramps to
the upper level are dark, poorly lit creating a fear of crime. The upper level walkways (or ‘tubes’)
are poorly maintained and do not provide a positive image for the centre.

Community / Leisure
There is a good mix of uses here that provide valuable services for east Northampton. These are
compact, but poorly connected with cycle and pedestrian link. The Health Centre and Day
Nursery are not linked to the main site and have a limited amount of parking. Lings Theatre
provides a popular activity, although the fences surrounding it create barriers for access to the
building. Lings Forum is a well used sports centre providing a range of facilities including a
cinema, swimming pool and gymnasium. The building itself however, does have a number of
blank facades that create a poor relationship to the public realm.

›
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View of one of the approaches to the Lings
Forum
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Education
Emmanuel Middle School is part of Northampton County Council’s restructuring programme and
part of the land will become surplus to requirements following the construction of a new primary
school. This provides the potential to address any new development as part of this masterplan.
Lings Upper School is due to be demolished following completion of the Northampton Academy,
therefore this land will become available for development in the future.

Residential
The residential properties off Birds Hill Walk are surrounded by high verges and dense vegetation
resulting in poor integration with the rest of the site. To the West of the site, the residential units
are at a lower ground level and do not make the most of the relationship to the street. The
residential dwellings to the north of the masterplan area do not front onto the open space,
creating security issues and a lack of visual surveillance. The entrances into the residential area
are similarly not well overlooked, increasing the risk of crime.

›

Existing residential properties back onto the areas
of open space. This does not provide overlooking
and security for pedestrians but also increase the
likelihood of property crime.

Greenspace
The green open space to the north of site is an asset to Weston Favell and provides an attractive
amenity space, with open land, mature trees and a pond. This area is however poorly overlooked
with main pedestrian accesses being via dark underpasses that are unpleasant to walk through.
The lake to the north east of the site is also a major asset to the area that is not taken full
advantage of as there are no direct links from the District Centre.

›
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Better use needs to be made of existing green
spaces. They need to be effectively connected with
the District Centre.
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Future Land Uses: Property Market Considerations
As part of the masterplan’s development an assessment was made of potential uses that could
become part of a new improved District Centre.
In terms of different market sectors we set out below the demand for various uses. This
assessment relates to the market as it currently exists and over the course of the masteplan that
will take a number of years to deliver, this demand forecast may alter. The radical improvement
proposed for the District Centre will, it is intended, create a high quality destination for the
immediate area and thus will attract more customers so attracting more new uses, some of which
are not presently catered for.
Recent development activity within the District Centre include the extension of Tesco which
extended the floor plate of the store over an existing surface car park located at the southern
end of the centre. More recently, Northampton Academy is presently under construction on a site
off Wellingborough Road. This is a contemporary educational facility which will be completed in
2005.
No further development activity is taking place despite a vacant development site being located
off Octagon Way, to the west of the District Centre, behind the Weston Favell Shopping Centre.
This has convenient road access off Lumbertubs Way and Wellingborough Road. This site which
is owned by Lidl presently has an planning permission for retail.
The masterplan recommends a radical restructuring off the land and buildings to the east of
Weston Favell Shopping Centre. This includes many of the Borough Council and County Council
facilities as well as those operated by the Primary Care Trust. The masterplan also recommends
the repositioning of Billing Brook Road on an alignment to the east of its present location. In
addition to this the two schools located in the District Centre, Lings Upper School and Emmanuel
Middle School are due to be closed as part of a County-wide restructuring process from a three
tiered system to a two tiered system. Pupils from the Lings Upper School will go to the newly
built Northampton Academy.
This major restructuring presents significant development opportunities which could be realised
in the following uses.

Retail

Retail provision is well catered for with a range of stores including food stores such as Lidl and a
24 hour Tesco and Focus DIY. Inside the Weston Favell Shopping Centre is a range of shops.
There is potential to expand this retail offer but this must be carefully managed so that is does
not detract from Northampton town centre. The retail elements would also only be provided in
order to create an active edge to Billing Brook Road and the new urban square.

Residential

Residential development is presently limited within the District Centre and is located in two
locations, a large development off Pyramid Court to the north of the Shopping Centre and a row
of four terraced houses off Birds Hill Walk. Residential is a high value land use and helps
contribute to the vitality of urban areas as it encourages activity throughout the day and evening.
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The market for residential land is buoyant and the redevelopment of the school sites will be a
good location for new housing. Demand exists for all types of residential property within the town
including affordable housing.
Potential for new residential development is particularly favoured on land formerly occupied by
Emmanuel Middle School as it is located away from the commercial centre of the District Centre
and offers attractive views to the north over an area of open space and to the east over Billing
Brook and the pool.

Employment (Commercial/Industrial)

There are a number of businesses operating from the District Centre including Johnson Diversey’s
headquarters. Most employment uses are related to office type uses. Large shed format
employment developments would not be appropriate in the District Centre. There exists potential
for further small scale office development (eg. Professional services, such as solicitors, financial
services) but this would be in the form of an office development that is integrated into the design
of the new District Centre.

Leisure

Leisure provision in the District Centre is generally in the form of the public sector in terms of a
swimming pool, sports hall, a small cinema and theatre. Potential exists for the private sector to
become involved in this sector by investing in the District Centre and providing uses such as a
pub, restaurant, nightclub, a small commercial cinema and conference/meeting space.
Northampton Borough Council would seek to restrict the establishing of a private leisure facility
as this would directly compete with the Lings Forum.

Other Commercial

The location of the District Centre close to a good road network and a range of facilities open the
potential for other private sector uses such as a small budget hotel. This would ideally occupy a
prominent street frontage for example along Wellingborough Road.
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05 Public Consultation
Consultation formed an integral part of the development of the masterplan. A preliminary
meeting with the Area Partnership (14th July 2004) provided the consultant team with useful
feedback on the wider community objectives and identified general observations and concerns
which would help define early development proposals. In addition to this, regular consultation
meetings were held with the client group (Northampton Borough Council, Northamptonshire
County Council and Northampton Primary Care Trust) as well as Tesco and British Land who are
owners of Weston Favell Shopping Centre.

Area Partnership: Issues and Concerns
A meeting was held on 14th July 2004 with the Area Partnership which comprises representatives
of Community and Stakeholder Groups who have an interest in the District Centre. The following
comments were expressed as the key issues and concerns.
Transport
•
•
•
•
•
•
•
•
•

Improved traffic movement
Transport is a great problem, reaching the centre from various estates
Include a zebra crossing between the bus stops at either end of Billing Brook Road
Improve car parking for the users of the health centre
Increase parking for the Health Centre and Forum
Improve signs and directions around the area, especially around the Weston Favell
Centre
Better access for disabled
‘Proper’ cycle routes through the site and crossings over Wellingborough Road.
Improved pedestrian routes and a secure place for cycle storage

›
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Stepped access to upper floor
of Weston Favell Shopping
Centre is not accessible to all.
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Security
•
•
•
•
•

Improve lighting in public transport areas (Tesco’s is open 24 hours therefore people still
use this area at night)
Improve security around the ramps into the Centre – there have been several mugging
incidents in that area as there are no CCTV cameras
Increased security around Emmanuel Church. There is currently an intimidating level of
noise due to young people loitering around the rear of the Church. The doors to the
Centre by the public library are also locked on Sundays, barring access to the Church
Better lighting around the Forum
Include CCTV and better security, especially at night

›

Public space beneath Emmanuel Church
is poorly overlooked.

Design
•
•
•

Improved paving and seating around the bus stop area (skateboarders are currently
damaging the benches)
Create a more attractive approach to the area
Have a main entrance to Weston Favell Shopping Centre which is clearly visible
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›

The Shopping Centre design could be a
more attractive development if activity
was provided on lower floors and new
development was positioned alongside.

Facilities
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Facilities for a Business & Enterprise Centre to offer local residents opportunities to
improve their way of life
Improved activities for young people. There is currently a YMCA mobile bus once a week
but this needs to be expanded upon. Activities need to be well advertised and easily
accessible
There is currently a lack of provision for the voluntary and community sector (i.e. shared
resource/office space/one-stop-shop)
At present, there is a low level of skills and qualifications in Northampton East and there
is no naturally occurring enterprise space (office/workshop)
More sport opportunities at the Forum
Training facilities for young people and the unemployed
Where will the proposed children’s centre link into the Plans? Will it be on the new
school site or is it going to be independent?
Many of the young people are bored and need some kind of sports/arts spaces. A
community café used by all ages as a drop-in information centre could be incorporated
Improvement to the swimming area at Lings Forum by adding flumes etc.
Development of the cinema facilities, i.e. a café area
More exciting facilities for young children (play areas, tennis courts, sports facilities, roller
skating rink). Do not reduce the facilities that are already present
Include an entertainment space where concerts, plays etc can be shown using
‘professional’ facilities
Facilities for trolleys at the bus stops
A central meeting area – including refreshments, planting, fountain (possibly glazed?)
A garden for use by the community
Include a family pub
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›
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Existing facilities will be replaced with
better quality developments. New
development will provide good visual
surveillance of public routes which will
help to combat anti-social behaviour.
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06 Design Approach and Future Opportunities
Weston Favell is an accessible and successful District Centre that offers a wide range of services
to the local communities. The masterplan proposes strategies and ideas that seek to protect this
and enhance the District Centre’s attractiveness and make it even more successful. The
masterplan therefore presents a long term vision. Many of the proposals shown will be delivered
on a broader programme of improvements and by a range of public service providers as well as
by private investors.

SWOT Survey
The following sets out the main attributes and failings of Weston Favell District Centre and were
developed through a combination of site analysis and reference to the Area Partnership’s
observations.
Strengths

Weaknesses

•

Good road links – close proximity to
A4500 and A45

•

Poor provision for pedestrians and
cyclists

•

Free Parking (up to 4 hours)

•

•

Well used facilities

Shopping Centre has overpowering
scale for pedestrians

•

Good mix of uses

•

Poor quality lighting and lack of
security

•

Attractive green space and lake close
by

•

Lack of legibility around the site

•

Mature trees within site make the area
more attractive

•

Poor quality environment around the
bus station

•

Northampton Academy – shows that
investment is already being made into
the area

•

Blank facades around shopping centre
creating greater potential for crime

•

Exposed rear gardens on properties off
Penistone Road

•

Limited access into the shopping
centre for the disabled

Opportunities

Threats

•

Create a central space – a focus for the
District Centre

•

Provide a link to the green space and
lake in the north east of the site

www.atkinsglobal.com

•

Introduction of parking charges

•

Increased traffic through enhanced
facilities

Weston Favell District Centre – Masterplan
Northampton Borough Council, Northamptonshire County Council & Northamptonshire PCT
FINAL REPORT APRIL 2005

27

deliveringurbansolutions
•

Create a transport interchange with
clearly defined routes for different
users

•

Loss of existing trees

•

Lack of funding

•

Enhance the public realm (through
new paving, seating, lighting etc)

•

•

Reduce car movement on Billing Brook
Road

Creating active uses onto Billing Brook
Road will increase retail floorspace
which could have impact on other
centres

•

Establish a ‘sense of place’ and provide
social cohesion to the site

•

A sense of apathy amongst the locals

•

Designated pedestrian and cycle links
throughout the site

•

Integrate new leisure facilities with the
Northampton Academy

•

Create active uses onto Billing Brook
Road

Urban Design Objectives
Successful urban design creates sustainable, safe, high quality streets and spaces which promote
a high standard of living. In order to create these kind of places, seven key objectives need to be
satisfied as defined by the DTLR in its document “By Design”. The seven objectives are as
follows:Character - To promote character in townscape and landscape by responding to and reinforcing
locally distinctive patterns of development, landscape and culture.
Continuity and Enclosure - To promote the continuity of street frontages and the enclosure of
space by development which clearly defines private and public areas.
Quality of the Public Realm - To promote public spaces and routes that are attractive, safe,
uncluttered and work effectively for all in society, including disabled and elderly people.
Ease of Movement - To promote accessibility and local permeability by making places that
connect with each other and are easy to move through, putting people before traffic and
integrating land uses and transport.
Legibility - To promote legibility through development that provides recognisable routes,
intersections and landmarks to help people find their way around.
Adaptability - To promote adaptability through development that can respond to changing
social, technological and economic conditions.
Diversity - To promote diversity and choice through a mix of compatible developments and uses
that work together to create viable places that respond to local needs.
www.atkinsglobal.com
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Overall Strategy

Underpinning the masterplan is a series of strategies to be implemented over the lifetime of the
masterplan. These strategies provide the underpinning framework for the masterplan. The
masterplan will form the basis on which planning applications will be assessed and funding
secured. The strategies have been developed to help deliver the masterplan. The strategies set
out key issues, identify objectives and make recommendations on how to meet the objective.
Strategy One:
Strategy
Strategy
Strategy
Strategy

Develop an attractive, vibrant mixed-use District Centre and Create a Sense of
Place
Two: Improve the Movement Network (Pedestrians, Cycles, Cars and Servicing)
Three: Improve the Public Realm and establish a High Street linked to Public Spaces
Four: Improve Public Transport
Five: Improve Weston Favell Shopping Centre

Strategy One: Develop an attractive, vibrant mixed-use District Centre
and Create a Sense of Place
Strategy One establishes the importance of a mix of uses which will assist in the regeneration of
Weston Favell District Centre. New uses will help with wider initiatives such as employment
generation, retail enhancement, improve the quality and connectivity of the public realm and
improve the overall character of the District Centre.
The District Centre at present is characterised by the dominant Weston Favell Shopping Centre.
This is a large building with a surface car park at ground floor level with shopping at the first
floor level. The centre is served by a number of entrances. As a result, the first impression is of a
building that has little activity at street level with all the retail activity inside the building. There is
also no hierarchy attached to the entrances so it is not immediately apparent where the main
entrance is. In addition, whilst Billing Brook Road is considered as the main through route serving
the District Centre, most of the buildings which line the route do not address it as a street with
many facing side on or stepped back with car parking in front.
This does no present an attractive or compact urban environment that would be expected of a
District Centre. The masterplan proposes to reconfigure Billing Brook Road to allow for new
development to be built so that it can address the new street as well as developing a new public
urban space with new community functions focussed around it. In addition a new feature main
entrance to serve the Shopping Centre is located off Billing Brook Road close to the new public
urban square. These elements of a new “High Street” and new urban square with development
facing onto them will combine to create a sense of place for the district centre.
The Shopping Centre is successful and offers a good selection of shops and other services. There
is potential to extend this offer and make the Shopping Centre more attractive and not just a
destination for shopping.
Issues – The existing uses of the District Centre provide a range of services but this could be
enhanced. The design of the Shopping Centre dominates the area and does not provide an
attractive appearance at ground floor level. The District Centre has a fragmented appearance
with each building or function occupying its own individual site served by its own car park.
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This generates a poor quality urban environment and leads to large areas of surface car parking
that look unattractive. In the District Centre itself some housing does occur but this is in two
separate areas, one is a row of four terraces and the other is a large residential apartment block
located to the north of the site. Housing is a vital ingredient in ensuring the urban area is safe to
walk about particularly at night as it offers passive surveillance.
The west side of the Shopping Centre is characterised by a service route to the Tesco Extra
store, screened by a large wall and a vacant development site. This area is rarely used other than
by cars and traffic using Octagon Way. Land ownership issues affect the ability to reposition
Octagon Way and so limit the opportunities to provide better development alongside the
Shopping Centre.

›

New development which will include new uses will
help transform the District Centre.

Objective - To ensure that Weston Favell District Centre is provided with new mixed-use
development focussed around a new High Street and public space that will from the focus of the
District Centre.
Recommendations –
Redevelop the Emmanuel School site and part of the Lings School site for housing.
This will provide activity in the District Centre at all times of the day. Housing should be a range
of dwelling types to suit a range of users groups from families to single people and include
affordable housing. 35% affordable housing will be required from new housing development with
densities to be 45 dwellings per hectare as a minimum.
Provide new car parking solutions by consolidating the existing surface car parks and
develop a range of alternatives
Provide new car parking solutions by consolidating the existing surface car parks and develop a
range of alternatives such as a multi-storey car park above the existing surface car park to the
north of the Shopping Centre. This could be a joint venture between Tesco, the owners of the
Shopping Centre and the managers of the car park, Euro Car Parks.
There is also the potential to develop a larger basement car park to the east of Billing Brook
road, burying part of the car park in the site slope.
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Provide active uses on the ground floor along Billing Brook Road
The existing Shopping Centre has an inactive ground floor. This means that there are no uses at
ground level that provides activity. New development should be positioned so that it provides
active uses at the ground floor wherever possible. The masterplan shows new development with
active ground floors located to the northern, western and eastern side of the Shopping Centre.
Provide new facilities and mix of uses in the District Centre
The desire by the service providers to make radical improvements to the facilities they use to
deliver services provided a rationale to looking at how the District Centre’s facilities as a whole
could be improved to help create a more pleasant and attractive District Centre. A range of
opportunities exists to radical transform the eastern side of the District Centre. The construction
of the new Northampton Academy means that the Lings Upper School is not required and so this
school site can be redeveloped for new uses. Other changes in service provision include the
modernisation of the Health Centre into a new concept facility known as an Integrated Care
Centre which will provide other additional services. Facilities such as the Lings Forum are
approaching the end of their life period whereby it becomes costly to maintain the building as
opposed to building a new efficient building which is more flexible and efficient to maintain.
The Client Group has a number of facilities present in the District centre, most of which are
located to the east of Billing Brook Road. They propose to redevelop some of their existing
facilities in order to enhance the provisions of these services but also to save money in the long
term on running costs and by building more efficient buildings that are easier to maintain and
run. Most of these facilities are located to the east of Billing Brook Road and would range in
storey height from two storey to four storey. (See Figures 1 & 2)
The following are facilities which are to remain within the District Centre but are to be provided in
new buildings:•
•
•

Health Centre (to be rebuilt as an Integrated Care Centre)
Lings Forum
Northampton East Children’s Centre

The following facility exists in the District Centre but is to be either closed and relocated out of
the District Centre or provided in another form, perhaps amalgamated with another facility out of
the District centre:•

NCC Family Centre (formerly Nursery)

The following facilities are operated by the Client Group. There are currently no plans for these
services but could play a part in the masterplan:•

NBC Library – Presently occupies a unit within the Shopping Centre and is on a 60 year
lease with 29 years left. The library benefits from being next to the Tesco Extra as it
allows people easy access to the library whilst they are shopping. There is potential to
relocate the library to a new location outside the Shopping Centre off the new urban
square.

•

NBC Housing Office – Presently this occupies a site that would need to be acquired if
Billing Brook Road is to be re-aligned. There is potential for this facility to be included in
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new development surrounding the new urban square. Alternatively the office element of
the facility could be provided at another site and retain a reception/help desk within the
District Centre as Part of a “One-Stop-Shop” (see below).
•

NBC “One-Stop-Shop” – This is a new concept that many Local authorities are adopting.
The main aim is to enhance the level of service the Council provides to its customers. It
allows people to gain access to frontline services via a facility that provides a first point
of contact, access to the Council services, allows payment of Council Tax, Housing Rents
as well as being able to lodge and reviews planning applications. It may also be possible
to include rooms that can be used for informal discussions or for surgeries with local
councillors.

This presents an enormous opportunity to radically improve this area of the District Centre. The
opportunity for new building which can be organised into a form that address Billing Brook Road
(defining a new “High Street”) as well as a new urban square will create a focus for the entire
District Centre.
There is potential to broaden its appeal by the introduction of new uses which could include
leisure in the form of a bar, restaurant, a cinema and nightclub. There is also potential to
maximise the space that is presently used as a surface car park by developing a new multi-storey
car park with additional retail at ground level.
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Strategy Two: Improve the Movement Network
Strategy Two relates to how people travel to the District Centre. A main element in transforming
the District Centre is to re-appraise how people reach the centre. The majority of trips are made
by car as the centre is serviced by two main roads, Wellingborough Road and Lumbertubs Road.
Car parking is well provided and free although the masterplan promotes the development of a
multi-storey car park to allow for more development to take place. A further aspect is to provide
more of a balance for other modes of transport.
The District Centre is served by a good bus service that uses Billing Brook Road, the main road
that passes through the District Centre. The buses are frequent and the bus stops are centrally
located although they are in a poor location with regard comfort and safety.
The masterplan seeks to maintain bus waiting facilities in this central location but with enhanced
stops that are overlooked and feel safe. In addition, the masterplan seeks to enhance pedestrian
and cycle routes to the District Centre, removing in parts the existing high level walkways that
”connect” the District Centre to the wider surroundings. These high level links are poor to use by
people with disabilities and are closed out of hours. Cycle routes are poorly catered for and cycle
parking is insecure and poorly represented. The masterplan advocates a main cycle route to pass
through the District Centre following a new alignment for Billing Brook Road with centrally
located cycle parking that is overlooked by new development.
Strategy Two refers to how people access the District Centre by the following modes of
transport:• Pedestrians
• Cycle
• Car
• Servicing
Issues –
The centre has poor pedestrian linkages. These are caused in part by Wellingborough Road and
Lumbertubs Way, which sever Weston Favell from residential areas to the west and south. Both
of these roads have high level access into the centre via pedestrian ‘tubes’. The pedestrian
‘tubes’ ban cycling, and are accessed via a choice of steps or a long ramp, neither option is
appealing. To the north west of the site behind Johnson Diversey there is a pedestrian/cyclist
underpass connecting through to Spruce Court and Weston Favell Upper School.

Ramp access

Pedestrian ‘tube’

Raised walkway ‘tube’

Access from the existing bus waiting facilities to the Lidl store is a good example of how
unfriendly the pedestrian environment is. It starts in the blank chasm of the bus waiting
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facilities, and follows Billing Brook Road to the private road across along another blank, inactive
edge to the main entrance of the car park, and then across the western perimeter road into the
Lidl site.
Cycle routes to the District Centre are limited to a route from Little Billing Way, along
Wellingborough Road and through the site adjacent to Focus DIY, behind the Council Housing
office and in front of Lings forum, along a cycle footway behind the Health Centre and along the
footway following Billing Brook Road north.
There are four vehicular access points, to the north east there is Billing Brook Road, to the north
west there are dedicated slip roads onto Lumbertubs Way northbound, to the south west there is
a signal controlled junction with access onto Lumbertubs Way southbound, the main site access
point is the roundabout at the junction of Billing Brook Road and Wellingborough Road.

›

Pedestrian crossing points need to be
improved.

Objective – Improve access to and around the centre for pedestrians, cyclists, car drivers and
servicing.
Recommendations WALKING AND CYCLING
Improve Pedestrian Links
Walking and cycling routes should be safe, convenient, attractive and visible. The District Centre
should be readily accessible from all the surrounding residential areas on foot and by bicycle. As
part of the package of improvements to the District Centre, a prime goal should be to create a
legible, convenient and safe pedestrian network within the site, so that simple journeys such as
from Lidl to the new Lings Forum become attractive and obvious. This can in part be achieved by
a clear signing strategy. The legibility will mainly be achieved by the introduction of clear
entrances, new public open space with improved vistas, the provision of footways along desire
lines. A pedestrian crossing between the Shopping Centre and the McDonalds drive through
restaurant would aide in focusing people into the entrance of the centre from the Wellingborough
Road.
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›

Pedestrian crossing points need to be improved.

Improvements to links underneath Lumbertubs Way could be established by reducing the
northbound slip road to a single lane and using the released road space to provide a protected
footway link underneath Lumbertubs Way into Charnwood Avenue and Cottarville.
The existing high level pedestrian walkways that link over Wellingborough Road and Lumbertubs
way need to be reconsidered. Whilst they provide pedestrian access over busy roads, this is
limited and not always convenient. The walkways are not open 24 hours due to security and
personal safety concerns at night. In addition, the walkways are not direct. They require people
to negotiate ramps or steps. They are also not accessible to cyclists. As the walkways pass over
major roads, they also require monitoring and regular maintenance.
The masterplan recommends that the walkways are removed and replaced with improved ground
level crossings and routes. These crossings and routes will be along and across Wellingborough
Road and will be pedestrian priority and suitable for cyclists. They will be accessible at all hours,
visible and direct.
Further feasibility work will be required to investigate the options for removal of the high level
walkways. An initial cost for the removal should be viewed in light of the likely maintenance cost
savings.
Provide Dedicated Cycle Lanes
A new on-road cycle route running north-south through District Centre should be provided along
the re-aligned Billing Brook Road, with conveniently the located cycle parking adjacent to the
Shopping Centre’s main entrance, and the entrance to other buildings around the new public
square. (see Figure 3)

› An example of an on-road cycle route that would run along Billing
Brook Road.
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Improvements to the appearance and security of the existing underpass between Spruce Court
and Gosby Court should be secured to encourage residents from ‘The Arbours’ and Spinney Hill
to travel to the centre by bicycle.
Promote Safer Routes to School
In conjunction with Northamptonshire’s expanded ‘Safer Routes to School’ Initiative, and its
associated £1.6M budget, pedestrian and cycle routes should concentrate on strong linkages
across the District Centre to the Northampton Academy as well as to the new public square and
the bus interchange. Closer operation of the Lings Forum facilities with the new Academy would
suggest the need to introduce a secondary entrance on the eastern edge of the Lings Forum for
use by students and teachers.
The new ICC, NECC and Lings Forum should include changing facilities for cyclists. This could be
included in toilet facilities within the reception areas of these public buildings. Cycle parking
should also be located close to the main entrances of these buildings, to improve the security of
the cycle parking and the attractiveness of using it.
Highways and Servicing
In terms of access to the site the masterplan seeks to maintain the status quo, regarding
vehicular access and maintain the current arrangement with a roundabout at the junction of
Billing Brook Road and Wellingborough Road, signal controls at the junction of Octagon Way and
Wellingborough Road, dedicated north facing slip roads onto Lumbertubs Way from Octagon Way
and direct access from Billing Brook Road to the north.
Re-align Billing Brook Road
Billing Brook Road should be re-aligned in order to create a new street with active frontages on
both sides of the road. This re-aligned road would have sufficient bus lay-by space for 4 buses
northbound and 4 buses southbound. The ethos of the re-aligned road would be to reduce the
speed limit to 20mph, and restrict the distance between highway features, such as pedestrian
crossings and bends to 60m. Including on-road cycle routes and pedestrian crossings will
improve the local environment for walking and cycling and promote a sense of pedestrian priority
in the vicinity of the new public square.
We have considered restricting access to the re-aligned Billing Brook Road to buses and
emergency vehicles only but this would require the wholesale reconfiguring of the junctions with
Wellingborough Road for little benefit. Allowing the continued use of Billing Brook Road, with a
new pedestrian priority and a 20mph limit gives the advantage of more activity thus
strengthening the feel that this is the new centre of Weston Favell and improves legibility for
motorists.
Retain Servicing Arrangments
The existing servicing arrangements of long service corridors accessed from the north will be
maintained. This arrangement can be accommodated into the masterplan with minimal
disturbance which allows a high level of certainty that future servicing arrangements will be
adequate for retailers.
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›

The existing service routes serving the
Shopping Centre will be retained.

Car Parking Provision
Car parking levels for new development will be in line with Northamptonshire County Council’s
Supplementary Planning Guidance on Parking (March 2003). This document talks of maximum
parking standards. New residential development has been designed with a car parking standard
of 1 space per dwelling. The ethos of this is to use basement parking to make best use of land.
The Borough Council would like to see the implementation of secure rear courtyard parking and
also basement parking which “can allow for good use of urban land”.(see Figure 4)
Internally the main car park of the Shopping Centre (located at ground floor) has been improved
with new lighting, segregated footways and signage.

›

›

Recent improvements to the ground floor
car park include pedestrian footways,
better signage and improved lighting.

www.atkinsglobal.com

Car parking provision will need to be carefully
considered to avoid cars dominating the
streetscape.

Weston Favell District Centre – Masterplan
Northampton Borough Council, Northamptonshire County Council & Northamptonshire PCT
FINAL REPORT APRIL 2005

37

deliveringurbansolutions

Strategy Three:

Improve the Public Realm and Establish a High Street
linked to Public Spaces

Strategy Three relates to transforming the appearance of the District Centre. The strategy
establishes the importance of changing the character of Billing Brook Road from a neighbourhood
distributor road into a “High Street” which encourages people to walk and explore the District
Centre on foot rather than hopping in the car. The majority of the District Centre is to be rebuilt
and so this presents a major opportunity to significantly enhance the quality of the public realm.
Issues – The main barrier to people moving around the District Centre by foot is the quality of
the environment. The environment is geared towards the car with very few opportunities to
encourage pedestrians. The public spaces that do already exist are not overlooked and are poorly
designed and poorly maintained giving a generally untidy appearance.
The main point where Billing Brook Road passes through the District Centre is not a quality place.
The blank walls of the Shopping Centre and the bus waiting facilities do not provide any activity
or overlooking and gives the impression of a place to pass through not stop and explore. In
addition, there is not a central place or square that could be considered a meeting place for the
District Centre. (see Figure 5)

›

Radical improvements will be required to
improve the quality of public spaces.

Objective – To create a high quality environment that is attractive for pedestrians and provides
better links with other outer lying areas.
Recommendations –
•
•
•
•

Re-align Billing Brook Road to allow for three storey development to face onto a
new “High Street” creating a vibrant linear space
Create a new feature entrance to the Shopping Centre that is visible from the
“High Street”
Improve the bus waiting facilities on Billing Brook Road so that they are well
used and convenient to access from the Shopping Centre.
Create a new focal space in the form of a urban square to create a focus for
people visiting the District Centre
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•
•
•
•

Make the “High Street” between the ICC and the new commercial development a
shared surface area that encourages pedestrians to move around the District
Centre with ease and leads to slower vehicle speeds.
Hard landscaping should be robust, contemporary and easily maintained.
New street lighting should be provided to increase safety for pedestrians.
Improve linkages to the surrounding green open spaces with improved surface
treatments to paths and footways and ensure new development overlook these
routes wherever possible to improve safety.

› A high quality public
realm is promoted by the
masterplan
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Strategy Four:

Improve Public Transport

Strategy Four relates to improving public transport provision in the District Centre. This will
provide a safe, convenient and high quality public transport network, with amenities and services
that meet the needs of the District Centre. This will increase the attractiveness of the District
Centre as a destination for public transport relative to the private car.
The railway station is 5.6km to the south west of the centre. Direct improvements to the railway
station, and rail services are outside the scope of this masterplan. However, improved bus
services and taxi services at Weston Favell will improve public transport accessibility to the site
generally and this will have a knock on effect to accessibility to the existing rail services.
Bus
The District Centre is well served by bus services, with 6 buses an hour to the railway station on
a weekday, and approximately a bus every 3-4 minutes to Northampton Bus Station and the City
Centre. Most bus services divert from the Wellingborough Road into the District Centre using
Billing Brook Road. Westbound buses run around the site in a loop, northbound along Billing
Brook Road and southbound along the western perimeter road. The northern end of the western
perimeter road is one-way southbound. This restricts buses from performing a clockwise loop
around the site. Currently eastbound bus services use a bus-only turning facility near the
junction of Birch Hill Walk and Billing Brook Road.
Weston Favell centre is well connected to the surrounding areas by bus routes. To the north
Boothville, Thorplands, Goldings and Southfield suburbs are all accessible by bus. To the east
there are services to Rectory Farm and Ecton Brook, to the south buses serve Bellinge, Little
Billing and fairground way. To the west of Weston Favell centre buses serve Rushmere, Abington
Vale, Cottarville, the town centre, Northampton bus station and the railway station. The majority
of these services run every 20 minutes during weekdays.
Sunday services are severely restricted with two buses an hour serving the centre, as compared
with 19 buses an hour serving the centre on a weekday.
Currently access from the bus station into Weston Favell Centre is via long narrow ramps,
escalators and an overbridge.

Escalator

Overbridge

Ramps

In this strategy public transport improvements will focus on bus service improvements, as light
rail, trams and heavy rail schemes are out of scale with this master-planning area.

www.atkinsglobal.com

Weston Favell District Centre – Masterplan
Northampton Borough Council, Northamptonshire County Council & Northamptonshire PCT
FINAL REPORT APRIL 2005

40

deliveringurbansolutions
The main criticism of the bus service is the location of the bus stops. The bus stops on the
western side of Billing Brook Road are located next to the blank walls of the Shopping Centre
which presents a rather hostile environment. In addition the bus stops on the eastern side of
Billing Brook road are located beneath the high level pedestrian crossing linking the Shopping
Centre with the Emmanuel Church.
Issues –
•
•
•
•
•
•
•
•

Inadequate bus waiting facilities
Service improvements needed for evening and weekend
Poor quality waiting facilities
Intimidating waiting area, especially in poor light
Poor bus service information
Poor cohesion and linkages from bus stops to shops and services
Frequently changing timetables
Unclear bus stop arrangement

Objective – To maximise the use of the existing bus services and improve the attractiveness of
travel by public transport relative to the private motor car as a means of accessing goods and
services.

Recommendations –
•
•
•

Improve bus stop waiting facilities, to attract people to use buses in all
weather conditions
Improve evening and Sunday services, to attract more people to use buses
Improve general bus facilities in the District Centre, to provide more efficient
traffic flow and more attractive bus waiting areas.

Waiting Area Improvements
Greatly improve the atmosphere of the bus interchange, by creating an interesting,
overlooked and active street. The public square with buildings facing onto the realigned Billing Brook Road will be open and more inviting.

› A better quality environment will be required
if people are to be encouraged to use public
transport.
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The masterplan will include 4 bus lay-bys on the eastern side of Billing Brook Road and 4 lay-bys
on the western side of Billing Brook lane. This allows for an additional lay-by for southbound bus
services.
These lay-bys will provide a raised platform for level access into buses improving accessibility for
the mobility impaired and parents with pushchairs.
The new bus interchange will have new shelters and seating, located at the centre of the new
development, with commercial and retail development along Billing Brook Road and the new
Lings Forum, ICC and NECC all fronting onto the new public square. This will greatly enhance
the perception of personal safety for waiting passengers.

› Modern contemporary bus shelters can provide high quality waiting area for buses.
Shelters will be lit, and have power supplies suitable for the introduction of ‘real time’ passenger
information systems.
The layout of the new bus lay-bys is more easily understood, with stops on opposite sides of
Billing Brook Road. The new roundabout at the junction of the northern perimeter road and
Billing Brook Road enables more consistent use of bus stops with both northbound and
southbound bus on all routes able to operate along Billing Brook Road.
Information Improvements
Currently the bus station has details of bus routes on flags, but no bus timetables or ‘real time’
information systems. The masterplan seeks to address this by the introduction of full information
displays on shelters. Including details of the whole bus route, cross ticketing information and
timetables and a bus stop layout plan. With this information passengers can identify which route
they need, which bus stop it leaves from, when it will arrive/depart and also what ticketing deals
are available for the journey. First Bus and Stagecoach have a joint weekly ticket available as an
off-peak or on-peak ticket. (see Figure 6)
The public transport information boards should be displayed on the new bus shelters and in the
new main entrance to the shopping centre, in and around the new Lings Forum, NECC and ICC,
with a regularly updated display in the library.
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As part of the Shopping Centre management package, an information line could be established
giving relevant advice on bus and taxi services with additional information about retailers and
other services available in and around the Shopping Centre.

›

“Real Time” information is being
promoted by the County Council and is
included within the masterplan proposals.

Connectivity Improvements
The existing bus waiting facilities are isolated from the majority of the facilities in terms of
pedestrian access and suffer from poor legibility. The lack of a clear ‘main entrance’ makes it
difficult for alighting passengers to orientate themselves as the street scene is confusing, with
dark passages leading to Lings Forum, poor footway links to the health centre and the imposing
ramps up to the first floor entrance to the Shopping Centre. The current bus interchange shows
passengers blank inactive walls and little ‘at level’ connection to the local services. The poor
legibility is typified by counting the number of shops a passenger can see from the bus
interchange. This is extremely limited, especially considering the large amount of retail
immediately to the west, and the health and leisure facilities to the east.
The masterplan seeks to address this by providing ‘at level’ access to the Lings Forum, NECC,
ICC, new retail development, new commercial development and the existing Shopping Centre.
The new urban square is key to the legibility of the masterplan, providing vista’s across from one
land use to another, which are currently blocked by large blank walls.
New pedestrian crossings on Billing Brook Road will facilitate the safe crossing of the re-aligned
road, which will be designed to give a feel of pedestrian priority.
Service Level Improvements.
Currently the frequency of bus services on a weekday are good, with a bus into the town centre
every 3-4 minutes. However on a Sunday this reduces to a bus on average every 30 minutes.
If social inclusion is to be addressed, and access to the 24hr superstore, the new Lings Forum is
to be achieved on Sundays then service frequencies need to be increased.
With the introduction of new stopping facilities at Weston Favell, in a more prominent location
the local authority could use this as lever to enter into a Quality Bus Partnership with local bus
operators to secure improved evening and weekend services, and the introduction of ‘real time’
passenger information systems.
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Local Transport Authorities now have powers to introduce Quality Bus Contracts, which are
contracts that enable the authority to set service levels and routes with bus operators. This
option should only be used as a last resort. Ideally new bus services and bus timetable
information systems should be agreed in conjunction with by operators and passenger/user
groups.
Taxis/Private Hire
Taxis services are well catered for in the District Centre but the service is generally restricted to
the Weston Favell Shopping Centre. Taxis presently drop off and wait beneath the Shopping
Centre close to one of the exits. This is in a sheltered location and not highly visible from the
outside or adjoining streets. There is a dedicated waiting area marked out.
Issues –
•

Taxis presently queue beneath the Shopping Centre which limits its scope and service to
the rest of the District Centre
Queuing taxis generate pollution as there is poor ventilation beneath the Shopping Centre

•

Recommendations –
•

Improve access to taxis, to increase the use of this service and reduce the
reliance on the private car.

•

Provide a more balanced taxi service that serves other facilities within the
District Centre such as the new facilities that will be on Billing Brook Road

•

Encourage taxis to serve other area of the District Centre by providing scope
for a taxi rank on Billing Brook Road.
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Strategy Five: Improve Weston Favell Shopping Centre
Strategy Five proposes new development and alterations to Weston Favell Shopping Centre. The
majority of the proposals involve new development to the outside of the Shopping Centre on its
Northern, Western and Eastern elevations.
The most dominant component of the District Centre is the Shopping Centre. The masterplan is
in part about improving the Shopping Centre which has been expanded in recent years. This does
not entail major restructuring of the Shopping Centre which would be costly and disruptive to the
existing businesses. The masterplan looks at ways to improve the Shopping Centre and how it
integrates with its surroundings. At present, the Shopping Centre is inward looking. Accessibility
is prioritised towards the car and limits the possibilities of people reaching the centre by other
modes of transport. The Shopping Centre was extended to enable the extension of the Tesco
Extra (which is open 24hrs). This involved an extension at first floor of the sales area over what
was a surface car park located to the south of the site. The car parking remains at ground floor
level.
In addition to the internal improvements which were made to enhance the overall appearance of
the internal mall, improvements were also made to accesses from ground floor up to the first
floor shopping area. One further aspect which the masterplan has considered is “activating” the
edges. At present many of the facades at ground level are occupied by car parking with few
entrances or with development to provide overlooking and improve safety. The masterplan seeks
to add new development to the side of the shopping centre which will provide active uses at
ground level with windows and entrances providing passive surveillance of the surrounding
streets.
Much of the development on the eastern side of the Shopping Centre would take place on land
owned either by Northampton Borough Council or Northamptonshire County Council (Highway
Land) but crucially will involve Tesco and British Land as they are owners of the Weston Favell
Shopping Centre. Tesco own the surface car park to the North of the Shopping Centre and new
development must meet with their requirements and deliver a profitable return for investors.

›

New development alongside the Shopping Centre
will improve its appearance.

Issues
•
•
•

No active uses at ground level
Dominance of car-borne traffic
Poor pedestrian access to reach the Shopping Centre
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•
•
•
•
•
•
•

Poor pedestrian access up to first floor level shopping
Poor environment in ground floor car park
Poor pedestrian routes in ground floor car park
Potential to intensify development by developing surface car park to north of Shopping
Centre
High level walkways serving Shopping Centre do not offer a pleasant experience and are
shut after hours
No main entrance to the Shopping Centre disorientates people
A number of landholdings

Objective The overall objective is to improve the appearance of the Weston Favell Shopping Centre,
(particularly how it relates at ground level) whilst at the same time allowing new development to
add value to the Shopping Centre and improve the competitiveness of the District Centre as a
destination for the north-east area of Northampton.
Recommendations There are a series of projects that can be undertaken to improve the Shopping Centre.
•

Develop the northern surface car park with a new multi-storey car park on the
upper levels with additional retail at ground floor. The retail will provide an
active use at ground level as well as assisting in the financial viability of
creating the multi-storey car park.

•

Create a new feature main entrance to the Weston Favell Shopping Centre off
Billing Brook Road. This will be clearly visible and provide lift and stair access
up to the upper floors. There is also the potential for this feature entrance to
be interlinked with adjoining development such as the Emmanuel Church. This
new main entrance may allow for the closure of some of the other less
attractive entrances which serve the Shopping Centre.

•

The re-routing of Billing Brook Road to the east of the Shopping Centre allows
for development to be built on land adjoining the Shopping Centre. This will
allow, subject to negotiations with Tesco and British Land, the owners of the
Shopping Centre, for new development to be positioned facing Billing Brook
Road. New development can provide a range of uses providing activity onto
the street. Further development in this location will help assist in the financial
viability of the District Centre redevelopment.

•

To make this Strategy commercially viable it will need to deliver a return for
the Shopping Centre’s owner, Tesco and British Land. This may entail the
expansion of the store floor area. This expansion would be matched by making
improvements to the car parking arrangements at the District Centre as well
as other modes. This could include the introduction of better pedestrian and
cycling crossing points, significant improvements to the public transport,
primarily the bus stops.
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Main Elements of Masterplan
From the key principles we have identified the main elements of the masterplan:•
•
•
•
•
•

•
•
•
•
•

A new “High Street” (following a re-alignment of Billing Brook Road (with active uses
facing onto it)
Creation of a new urban space(s) (located off Billing Brook Road with new active
uses around it to create a focus for development)
New mixed use development (including residential, offices, leisure, retail, community
and health to add to the vitality of the district centre at different times of the day and
night)
A new multi-storey car park (to release land for redevelopment and allow for
intensification of development)
New development to create perimeter blocks (to activate existing blank edges by
providing windows and entrances that provide overlooking of the public realm and new
streets)
A new main entrance to the Weston Favell Centre (To establish a “front door” to
the centre which is presently served by a myriad of entrances some less accessible than
others. This entrance, located close to the new urban spaces will have lifts and stairs and
can also be interlinked with adjoining development)
Improved accessibility for all transport modes (Better cycle routes and cycle
parking, better bus stops, improved ground level pedestrian access and potential for
rationalising the road structure)
Closure of the high level access walkways (Improving crossings at ground level and
at key junctions to improve pedestrian access to the district centre)
An improved public realm & landscaping (Coordinated scheme of street lighting,
street furniture and shared surfacing)
Improvements to public transport (Bus stops in a central and safer location)
Increased public car parking (Well landscaped, secure and accessible and a mixture
of surface, multi-storey and potentially a basement car park)
(see Figure 7)
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07 The Masterplan
A significant part of the commission was to resolve the Client Group’s complex requirements. The
complexity arose from the desire for many of the individual service providers to adopt new
methods of working and service delivery. This primarily involves looking at how services can be
delivered or combined (i.e. health, child-care, leisure and education), how assets could be
shared, avoiding duplication, thus reducing building costs, maintenance costs, running costs and
management costs. In addition, to this a further level of complexity involves the phasing of
development. Many of the new facilities, to take as an example the ICC, need to be built on a
new site whilst the existing health centre is maintained. Only once the new ICC facility has been
completed can the existing health centre be demolished and its site redeveloped. However, in
order to facilitate this, a new cleared site needs to be available on which to construct the new
ICC.
The following facilities have been identified by the Client Group as new facilities which will be
developed as part of the new masterplan. Some of these are new facilities being introduced to
the District Centre, others are an existing use which is being provided in a new building.

LINGS FORUM
The Lings Forum building at present is approaching the end of its lifespan. The building will
require significant investment and refurbishment if it is to be retained as the District Centre’s
main leisure venue. Northampton Borough Council is committed to maintaining leisure provision
in the area especially when the Northampton Academy (which specialises in sport) has just been
built nearby. Northampton Borough Council have decided that the most viable option in
maintaining a leisure provision in the District Centre is to construct a new sports facility. A new
site would need to be acquired. The site presently occupied by the Lings Forum would then be
sold for commercial development. The indicative cost for a new build sports centre complete with
25m swimming pool is estimated to be between £8-10 million. Preliminary discussions are
underway to see if the new Lings Forum could be delivered as part of the South Midlands Local
Improvement Finance Trust (LIFT) scheme that will deliver the ICC.
Indicative Spatial Requirements• Forum Leisure
4148 sq.m (Proposed new floor area)
• Total Floor Area
4148 sq.m
• Car Parking
Standard Spaces
200

ICC (Integrated Care Centre)
The Integrated Care Centre for Northampton has a vision which is to integrate health and social
care provision in a truly modern way. The overall concept pushes traditional models of health and
social care provision and is radical in its approach. The Integrated Care Centre(s) will move
services into local communities as well as providing a balanced and rewarding working life for
professionals. Northamptonshire PCT will have two ICC facilities, one of which will be located at
Weston Favell. A further site has been identified at Sixfields which is an area to be developed as
a new District Centre to serve in part the growing communities of Upton. The Sixfields ICC will be
developed first followed by the Weston Favell ICC.
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Through discussion with the Client Group there is the potential to develop a greater working
relationship with the ICC. Therefore there is potential for the ICC and the NECC to share the
same building and car parking areas. As each facility is managed and operated by a separate
organisation (ICC: Northamptonshire PCT & NECC by Northamptonshire County Council)
agreement will need to be sought with regard to management, insurances, liability and other
matters. The masterplan has shown the ICC and NECC sharing the same building with facilities
on ground and first floor levels.
Indicative Spatial Requirements• Ground Floor
1282 sq.m
• First Floor
954 sq.m
• Total Floor Area
2236 sq.m
• Car Parking
Standard Spaces
Disabled Spaces
Ambulance Spaces

34
7
3

Northampton East Children’s Centre (NECC)

This facility is to be developed in partnership by Northampton County Council and SureStart. It
will provide a range of activities as part of the SureStart concept aimed at helping younger
parents with their children.
Indicative Spatial Requirements• Building
1200sq.m
• Covered Play
90 sq.m
• Covered Buggy
25 sq.m
• Outdoor Play
500 sq.m
• Total
1815 sq.m
• Car Parking
40 spaces

Northamptonshire County Council Training and Enterprise Centre (T & EC)

The Training and Enterprise Resource is at an early stage of Feasibility Development and has
arisen out of the following issues:

•
•
•
•

A low level of qualifications and skills in the area
A lack of office space for voluntary groups
A lack of small incubator units to offer flexible business space. It has yet to be
determined whether this will be in the form of light industrial units.
The need for a resource centre (including printing facilities etc) for local groups i.e.
residential groups

There is potential for the facility to link in with the Library (should it be determined that the
library should move out of the Shopping Centre) whereby IT and Adult Learning Training can be
run as courses after hours in the library as part of a programme managed by the Training and
Enterprise Centre.
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Indicative Spatial Requirements• Building
1000 sq.m
(comprising 10 small work space units at 30sq.m, a meeting & training
room at 35 - 50 sq. m and a shared office at 50sq.m including a
communal kitchen and toilets)
• Car Parking
5-8 spaces

NBC “One Stop Shop”

This is a new concept that a number of local Authorities are beginning to explore. The principle is
to provide the community with greater access to Council facilities. Often these facilities are
located in centralised Council Offices, usually in the main urban centre which can be difficult to
reach for certain sections of the community such as the elderly and young families. The
underlying principle is to provide a point of service within the locality, typically in a local centre
such as Weston Favell.
The facility can be within existing shop units or alternatively as part of a new building
programme. The “One-Stop-Shop” concept provides a front of house presence for the majority of
all the functions undertaken by the Council. For example, it is anticipated that such a facility
would allow people to pay their Council Tax or housing rent, submit questionnaires, submit and
review planning applications as well as meet Council Officers on matters of interest.
There is also the potential for space to be included in the facility that allows for community
meetings or for Councillor Surgeries. This type of space could be used for the benefit of the wider
public and could be let out as a community resource. No specific spatial requirements are
available for this facility.

›
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Other Related Development
New commercial development to north of Weston Favell Shopping
Centre
This development would be located on the site of the existing surface car park located to the
north of the Shopping Centre. The existing shopping centre was recently extended over the
surface car parking area to the south and this development proposes a similar approach but
crucially proposes to “activate” the ground floor with new retail uses and placing the car parking
in the form of a multi-storey car park above. The ground floor would be occupied by two retail
units which would have their frontages facing north. Vehicular access to the existing ground level
car park would be maintained. Service access to these retail units would be from the existing
service routes that run along the western and eastern edges of the Shopping Centre. Access to
the three layers of multi-storey car parking above would be by a circular ramp located on the
employee’s car parking area to the north of Octagon Way. There may be potential to use the
other spiral ramp to the south of Octagon Way which also leads up to a roof top car park. For
instance this ramp could be used for entering and the northern ramp for exiting.

Potential Outputs
Total : Unit 1 : 2,250 sq. m
Unit 2 : 1,500 sq.m

New commercial development alongside the eastern edge of the
Weston Favell Shopping Centre
This development will be developed alongside the Shopping Centre and will be on the site
formerly occupied by the existing bus stops and Billing Brook Road. Its primary purpose is to
provide an active edge to the Shopping Centre that at present has just a blank wall facing Billing
Brook Road. This new development will provide a new active edge to the eastern side of the
Shopping Centre presenting a new elevation to the “High Street”. It will have access to the rear
for servicing, utilising the existing service route that runs beneath the Shopping Centre. Part of
this development to the south will include the new main entrance to the Shopping Centre. This
will be a prominent glazed structure clearly visible on entry to the area from Wellingborough
Road.
www.atkinsglobal.com
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This new feature entrance will provide vertical access by means of lifts and stairwells up into the
Shopping Centre as well as the new development it is part of. Adjoining this main entrance will
be the Emmanuel Church. As part of this development it will be a prerequisite that the spatial
and operational requirements of the Emmanuel Church are incorporated into a new buidling. At
present the Emmanuel Church has two points of access, one directly from the Shopping Centre
and the other from ground level. The Emmanuel Church would require a link to be maintained
from the Shopping Centre but would not necessarily require a dedicated ground floor access.
This could allow the ground floor frontage to be occupied by an alternative use such as a retail or
leisure unit that would add activity to Billing Brook Road. This development would be developed
by the private sector and would be a mixed-use development that could comprise a number of
uses. The scale of the development would be three storeys. This would allow for the commercial
development to be financially attractive but also will allow for a gradual reduction in height from
the Shopping Centre which is approximately four storeys in height.
Another requirement for this development is to provide a new main entrance to the Shopping
Centre. At present access up to the Shopping Centre’s first floor level where the shops are
located (car parking at ground floor) are located at inconvenient locations and some do not
provide equal access. For example, some entrances just provide stepped access. Others provide
ramped and travelator access. The new main entrance will be located in a prominent location off
Billing Brook Road and highly visible on approach into the District Centre from Wellingborough
Road. This entrance will also be close to the new bus stops and shelters as part of the redesign
for Billing Brook Road ensuring improved access for those using public transport. It would be
accessible 24 hours a day.
Cycle parking facilities will also be located close to this main entrance. The new main entrance
will provide steps and a lift to ensure that the Shopping Centre is Disability Discrimination Act
(DDA) compliant and accessible to all. Servicing to this new development will be from the rear
utilising the existing service access that services the Shopping Centre ensuring that the elevation
facing Billing Brook Road does not have blank service access doors facing the new “High Street”.

Unit 1

Unit 2

Potential Outputs
Total : Unit 1 : 3,150 sq. m (based on 1,1050 sq.m per floor x 3)
Unit 2 : 12,075 sq.m (based on 4,025 sq.m per floor x 3)
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New commercial development to the eastern side of the new re-aligned
Billing Brook Road
This development comprises two development blocks which are located on land between the new
Billing Brook Road alignment and the Academy boundary on the former sites of the Lings Theatre
and Lings Forum. The development could be two-three storey in height. It is important that
between the two blocks adequate space is maintained that allows for a visual and physical link
between Billing Brook Road and the Academy.

Unit 1

Unit 2

Potential Outputs
Total : Unit 1 : 2,250 sq. m (based on 1,125 sq.m per floor x 2)
Unit 2 : 10,350 sq.m (based on 3,450 sq.m per floor x3)

New Car Parking
The masterplan involves restructuring the land to the east of the Shopping Centre which involves
re-aligning Billing Brook Road and the redevelopment of new buildings. At present many of the
existing buildings are isolated occupying their own individual site served by their own surface car
parks. This presents a disjointed approach and does not promote an urban feel that is required if
a new “High Street” to be created. The masterplan therefore seeks to align new development to
address the High Street and a new urban square. This will involve relocating some of the existing
car parking although where possible secure and dedicated car parking will be provided for
individual development. In order to improve car parking due to this redevelopment, two new car
parks are proposed. The first area of new car park is a new multi-storey car park to be
developed on top of the existing surface car park to the north of the Shopping Centre. This will
be potentially 4 storeys in height with additional retail floor space at ground level to provide an
active edge with vehicular access maintained to the existing ground floor car parking and
servicing. Above this will be the potential to develop three storeys of car parking served by a
spiral ramp located on the existing staff car park.
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Potential Outputs
Total : 756 car parking spaces (based on
6300sq.m per floor x 3 = 18,900sq.m & 25 sq.m
per car taking account of car space and
circulation)
The second area of new car parking is a basement car park located to the east of the new
alignment of Billing Brook Road. The basement car park would be developed beneath new
development and would have to be constructed prior to new development commencing. The
reason for locating a basement car park in this location is to take advantage of the site's
topography that slopes to the east towards Billing Brook. This slope could be used to advantage
to hide the mass of a large car park underground. The car park would be accessed by vehicles
from Birds Hill Walk.

Potential Outputs
Total : 364 car parking spaces (based on 9,100
sq.m & 25 sq.m per car taking account of car space
and circulation)

New Housing Development
The site presently occupied by the Emmanuel C of E School is proposed to be redeveloped for
housing. The school is to be demolished in 2005. An indicative perimeter block structure is
proposed showing new housing addressing the street. A new network of streets is also shown
with the main vehicular access point into the site off Birds Hill Walk. A connected series of
pedestrian links also pass through the site allowing people to walk freely through the site
overlooked by new development. Car parking is proposed to be on-street. The housing, it is
anticipated, will be predominantly three storey town houses to provide a high density residential
development. Housing fronting Birds Hill Walk and Billing Brook Road should be adaptable in
design terms to allow for any long term change of use (e.g. Higher floor to ceiling levels,
additional plumbing).
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Potential Outputs
Total : 126 Residential Units (based on total floor
area of 9240sq.m [3-storey] and 75sq.m per unit)
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08 Delivery and Implementation
The masterplan is concerned with the long-term structure and sustainability of the District Centre
and seeks to provide a sound basis for growth and development for the coming years.
The development of the masterplan has taken account of the issues related to deliverability and
viability. It is important to note that the masterplan that has evolved for Weston Favell District
Centre is expected to be delivered over a number of years and that early stage projects may
require financial support from the public sector.
Over the medium to long term it is anticipated that as ‘early win’ projects come forward for
development, this will have a positive impact upon the market conditions that will in turn assist in
the delivery of the longer term, and perhaps more complicated, elements of the masterplan.

Critical Mass and Investment
In developing the District Centre it is important to focus redevelopment activities in order to
create a critical mass of new development and activity. This is important as it will help maintain
momentum and begin the process of changing perceptions in the transformation of the District
Centre. Early redevelopment focussed around the Client Group’s assets, potentially with new
residential development taking place on the former school sites will encourage investment in
existing buildings as well as attracting new development, for example in improving the Shopping
Centre. Inevitably, proposals unforeseen today will come forward such as the vacant site
adjacent to Lidl. Additional schemes may result from the added confidence brought forward by
the masterplan and implementation of early development needs to be coordinated. It will also be
important to continue to review and update the masterplan and the Implementation Strategy to
ensure the vision is maintained and delivered.

Sequence of Development
The process of developing the masterplan over a period of time is dependant upon achieving an
early critical mass of development. Much of the development activity will be public sector led with
the redevelopment of the Client Group’s services. However if the transformation of the District
Centre is to fulfil the vision set out by the masterplan it will require considerable support from
Tesco and British Land, who are the co-owners of the Shopping Centre. They will need to be
sufficiently enthused by the proposals if they are to consider investing in the Shopping Centre.
The vision presented by the masterplan is positive. The new multi-million pound Northampton
Academy and the development of new housing on the former school site, as well as the creating
of a new “High Street” and urban square surrounded by a range of modern community facilities,
will provide an attractive environment for developers and investors.

Managing Change
Delivering the ambitious changes advocated by the masterplan will require a dedicated team to
manage its progress. The rate of redevelopment envisaged will involve a considerable amount of
development in the District Centre which is busy and vibrant.
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It will be important throughout the lifetime of the masterplan to maintain communication with
the public on the changes that are happening to the District Centre and harness their support.

Implementation
Delivery of the plan requires resources, leadership, capable management and an imaginative
vision. The complexities of land ownership, existing buildings and occupiers, accessibility and the
necessity of maintaining an operational District Centre will require considerable development,
programming and organisational skills. The masterplan involves a considerable amount of public
sector redevelopment as well as the potential for a private sector operator (Tesco and British
Land are the owners of the Weston Favell Shopping Centre). A joint venture (JV) developer
options may be explored to pool assets, resources and maximise the sites potential.

Implementation Characteristics
The redevelopment proposals, (both public and private) put forward by the masterplan share
similar characteristics:•
•
•
•
•
•
•
•

Are complex, involving phasing and funding issues
Concentrate on physical and property-led regeneration
Require identification and securing of public sector funding
Require infrastructure restructuring and improvements
Involve land assembly, “land-swaps” and potentially CPO’s
Will require relocation of existing users and occupiers
Involve co-ordination of existing and new programmes and plans
Need to be effectively managed to avoid disruption to the District Centre’s function as a
major service provider for the area

Delivery
There a number of elements that need to be in place to ensure that the masterplan is effectively
implemented:Quality - The masterplan needs to ensure long-term quality development is secured. There is a
tendency to accept poor quality development in the early stages. However as the market adjusts
to the development potential and as confidence and values increase the quality of development
can also increase. Development Briefs for individual sites and Design Competitions for Client
Group facilities can assist in ensuring high quality and innovative schemes are implemented.
Detailed Scheme Design - The masterplan takes the design to an agreed stage that shows the
vision and basic parameters. Further more detailed work will need to be commissioned by the
individual organisations that make up the Client Group to determine the exact buildings
requirements, the demolition, phasing and funding of development.
Two particular areas which will require further work will be the detailed design of the new
“combined facility”. This is a building that will potentially contain the Lings Forum, the ICC and
NECC all within one building structure.
Further work will also be required on designing the new alignment of Billing Brook Road and
necessary service diversions.
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Detailed Planning Applications - Once detailed design schemes have been prepared and agreed
between the individual client bodies it will be necessary for the designs to be submitted as
separate planning applications to the Local Planning Authority. This will give a further opportunity
for the public to make comment on the design of the new facilities which are proposed. The
planning process will be an opportunity to resolve access, design and architectural treatment of
the buildings and the spaces around them.
Early Wins - The demolition of the two schools as a result of the Northampton Academy being
constructed will allow these sites to become available in late 2005/early 2006 for future
redevelopment. The Emmanuel Middle School capital receipts are ring fenced to help fund the
Northampton Schools Review PFI project.
Funding – The masterplan will involve a mixture of private and public sector funding to be made
available to deliver all of the projects identified in the masterplan.
Potential Funding Sources:•
•
•
•
•
•
•
•
•
•

Local Transport Plan
The Housing Corporation
SureStart (from DfES)
NHS
Capital Receipts from Land Sales
Developer Contributions

emda

ODPM
Sub-Regional Partnership (Invest Northamptonshire)
Sport England

Planning Obligations - In order for planning permissions to be granted, developments of this
scale and importance will require developer contributions to be made under the provisions of
Section 106 of the Town and Country Planning Act 1990 (or where they relate to Highway Works,
under Section 278 of the Highways Act 1980). Developers will be required to enter into legal
agreements with the Local Planning Authority. The type of matters which may be addressed by
Section 106 agreements in terms of provisions and timescale could include:•
•
•
•
•
•
•
•
•
•
•

Off-site transport improvements
Housing, namely the provision of affordable housing and contribution towards
training and construction skills
Education, related to school transport, school places and nursery
Leisure, including contributions towards improvements to public open space and
play areas
Community Facilities
Archaeology
Employment, and skills development
Natural environment conservation
Energy Conservation and resource efficiency
Management and Maintenance
Public Art
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Co-ordination - Delivery of the masterplan is dependant upon the local authority and the other
public sector bodies and agencies. This will involve an agreement to a programme for the
masterplan. To organise this, a District Centre Team could be drawn together that would manage
the process and move effectively towards the implementation of the Masterplan.
Urban Development Corporation – One method of guiding the Masterplan to fruition is to use the
Urban Development Corporation model. This can, if properly set up and resourced, provide
the quality and level of expertise required in complex masterplanning and regeneration projects.
The West Northamptonshire Urban Development Corporation has been established.
The Corporation will oversee the expansion of Northampton, Daventry and Towcester and have
responsibility for significant planning decisions within specific strategic locations. Accordingly the
development of new District Centres and the strengthening of existing ones to help serve this
growing development will be of a high priority to the Corporation.
Joint Venture - Delivering the Masterplan’s vision will demand a partnership approach and involve
a number of agencies. This is due to the large number of landholdings that are involved. Most
are in public ownership but some are in private ownership. Crucial to the overall development of
the Masterplan is establishing a close working relationship between the main landowners, (the
Client Group) and the owners of the Weston Favell Shopping Centre, Tesco.
Developer Selection - It is likely, given the number of projects that are proposed which are on
different timelines and on different sites that potentially a number of developers are involved
rather than one preferred developer. Developer selection will be an important part of the process.
Expressions of Interest will need to be publicised advertising for developer partners and this may
involve the OJEU. (Official Journal of the European Union)
Legal Arrangements - There will be a need to set up Partnership Arrangements between the
Client Group and the selected developers. This would need to be in the form of a development
Agreement and would typically cover the following:•
•
•
•
•
•
•

Aim of schemes
Planning and other consents
Property acquisition and disposals
Risk
Project Management
Procurement
Infrastructure

Delivery Vehicle - Due to the differing timescales and type of developments involved it is likely
that some form of delivery vehicle will be required to bind the parties together in order to deliver
the masterplan. The delivery vehicle will have to take into consideration the individual
requirements of each partner organisation in respect of:•
•
•
•
•
•
www.atkinsglobal.com
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Underpinning this Delivery Vehicle will be a need for an agreement between all parties to cover:•
•
•
•

Aims of parties
Method of working together
Client Group contributions
Developer Obligations

Timescales
We set out below an indication of which projects could potentially take place by 2010. This
timescale has been generated under the assumption that funding for all the public sector projects
is in place. The start is data is triggered when the Northampton Academy opens in September
2005. This will enable the students that are presently occupying the former Emmanuel Middle
School to vacate this building and move into the Northampton Academy.
Some of the main factors that will influence the phasing of development are anticipated to
include:Land Consolidation - They will need to be a concerted effort by all parties to satisfactorily agree
on bringing the various landholdings together. This position will be improved if the Client Group
commit to a collaborative approach to development.
Land Preparation - Investigations will need to be undertaken to identify the extent of potential
land contamination and the appropriate remediation strategy if required. A thorough utilities
search will be required to ascertain the location of existing services such as underground power
lines, water mains, main sewers and gas pipes. In addition, it will be necessary to ascertain
whether these services will be sufficient to serve the scale of new development and an
assessment will be required to gauge what improvements will be required. For example, it may
be necessary to improve broadband connections within the area. This will be especially important
in designing the new alignment of Billing Brook Road.
Relocation of Certain Existing Businesses and residents - Certain landowners within the area will
need to be relocated if the masterplan is to be implemented. This may require assistance from
the Local Authority in helping to relocate either businesses or residents either by locating and
acquiring new premises or finding suitable alternative accommodation. Depending upon
negotiations there may be a requirement for Compulsory Purchase Orders to be served which
could impact on the masterplan delivery programme.
Access and Site Servicing - The District Centre is vibrant and busy with a significant number of
businesses operating. The masterplan will need to be aware that it is important to limit, as much
as possible, the impact the intrusion and inconvenience that major redevelopment can have on
the existing businesses. A major factor in this will be the management of traffic that is attracted
to the area and traffic which passes through the area along Billing Brook Road. A Traffic
Management Plan should be prepared that will show how all vehicles including buses, cars and
delivery vehicles will access the site during the construction process. In addition, as this is a busy
District Centre with an Academy nearby which will have a large number of pupils moving around,
it will be important that Health and Safety is monitored and that construction traffic routes and
points of access are agreed to reduce pedestrian conflict.
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Community Involvement and Public Relations - The District Centre will be the site of enormous
transformation over a considerable period of time. This will inevitably lead to inconvenience for a
number of user groups who use the District Centre. This will require a significant investment in
public relations to maintain the public and businesses support for the masterplan. The Borough
Council will need to ensure that they keep people aware at all times of the project progress. This
will involve maintaining a current database of all the businesses to keep them updated on
progress. A website may be developed that will give people the opportunity to keep people in
touch with events and the overall programme. In addition, a Stakeholder Forum could be
convened that meets at regular intervals for people to discuss the masterplan.

Phasing
This phasing is set out in connection with the anticipated physical redevelopment of the District
Centre. The phasing of the masterplan is largely driven by two important factors:-

The decision of the client group to group the ICC, the Lings Forum and
the NECC onto one combined site releasing the remainder of the area for
new commercial development.

-

The delivery programme of the ICC which is part of a LIFT scheme being
promoted by Northamptonshire PCT. The LIFT scheme is a two stage
process. This will involve the development of an ICC facility at Sixfields.
The Weston Favell ICC is part of the second stage. Until the new ICC is
in place at Weston Favell, the existing health centre will need to remain.

These two factors have major implications on how the masterplan is delivered. Firstly, the
existing health centre presently lies on the alignment of the new Billing Brook Road. Therefore,
this section of Billing Brook Road and the ensuing redevelopment alongside the new road cannot
be developed until the ICC has been built.
This has the added impact that it would curtail the construction of any new commercial
development alongside the Shopping Centre until the ICC is in place.
Secondly, investigations are underway to ascertain whether it is feasible to utilise the LIFT
financial model as a mechanism of attracting inward investment to help procure the ICC, the
Lings Forum and NECC in a new combined facility.
This comprehensive redevelopment has benefits in that a combined facility will bring together all
of the Client Groups facilities into one building. This will bring with it the required synergies
between the various service providers in terms of sharing management responsibilities,
combining services and sharing facilities, enhancing security provision and reducing maintenance
demands. In addition, if the facility is developed as a single building it will be possible to develop
the proposed basement car park underneath.
However, whilst the construction of a single building will bring with it significant benefits, not
least in the potential construction costs, it is also important that the detailed design of such a
building effectively responds to the street and its surrounding in urban design terms. To reduce
the impact of a large building, the design will need to have windows and entrances on all
elevations facing the street. The scale and massing of the development must not adversely effect
nearby development and the elevational treatment must be varied to avoid a repetitive and
monolithic appearance.
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The alternative option is that the LIFT model is not suitable to deliver the Lings Forum and NECC
in conjunction with the ICC. As a result it will not be possible to construct a new combined
facility. The ICC, the Lings Forum and NECC would therefore have to be built as individual
developments on the Client Group’s site. This will have an effect on construction costs when
compared to a new combined facility but it also potentially impacts on the buildability of the
basement car park as it is easier to design and build a basement car park beneath one building
than design and build in stages a basement car park beneath three buildings.
The following Phasing Plan is on the assumption that the ICC would be completed first whether
as part of a “combined” facility or as an individual building on the Client Group’s site. Further
work will be required to provide detailed timescales for each of the individual phases.
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09 Guidance & Quality
The masterplan sets out the new layout for Weston Favell District Centre in a basic form. The
next step in delivering the masterplan vision is to ensure that development is of a high quality
and adheres to the principles of good urban design.
To achieve this it is necessary to provide developers and their design consultants with guidance
on what is expected. Design guidance and early consultation with the relevant authorities can
minimise uncertainty, improve efficiency in the planning process and form a link between the
aspirations of the local authority and those of the development industry.
Below are the main stages in progressing the development opportunities set out in the
masterplan through the planning process
Development Briefs
A series of detailed briefs may be prepared by the local planning authority to help guide the
development on particular sites if it is felt that more detailed guidance is required to ensure the
best development.
Pre-Application Discussions
Pre-application discussions are recommended for prospective developers as they can help expose
potential conflicts with Borough Council policies and objectives at an early stage in the
development process.
Planning Application Requirements
Detailed planning applications will be required for each of the new developments and will need to
be developed in accordance with the masterplan. They should follow guidance set out in other
documents such as relevant SPGs published by the Borough Council.
The detailed planning applications will need to be accompanied by the following information:1. A Concept Plan for the entire site together with a phasing plan if required
2. A Transport Assessment as stated in PPG13 “where developments will have a significant
transport implications, Transport Assessments should be prepared and submitted
alongside the relevant planning applications” The level of detail required will vary
according to the scale of the scheme. Developers are advised to enter into early
discussions with the local planning authority and highway authority in order to consider
the acceptability of development proposals in transport terms and the scope of Transport
Assessment requirements
3. A Design Statement.. Applicants should provide a written statement setting out
•
•
•
•
•
•
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An explanation of the design concept and principles
An outline of how these will be reflected in the development layout, density,
scale, landscape and visual appearance
How the development corresponds with the masterplan
An explanation of the proposed development and how the design relates to the
site and wider area.
An explanation of how the development will meet with Borough Council policy.
How the development responds to any relevant Supplementary Planning
Guidance produced by the Borough Council
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•
•

Plans and drawings should be submitted to ensure that the design can be
properly assessed and include a location plan, plan of existing layout, floor plans,
elevations and cross sections.
Include an executive summary where this could be useful for public consultation

There is also a range of guidance documents available that can guide good quality development
as set out below:CABE Development Guidance
• By Design : DETR :Urban Design in the Planning System: Towards Better Practice
• The Value of Urban Design : CABE and DETR
• Creating Excellent Buildings : A Guide for Clients; CABE (First Edition 2003)
• The Value of Housing Design and Layout
• Making Places : Urban design at a Local Level
• Paving the Way : How we achieve clean, safe and attractive streets
Other Development Guidance
• Full Day Care : Guidance to the National Standards (September 2001)
• Building for SureStart : Client and Design Guide; DfES & CABE (March 2004)
• Part M : Building Regulations : (Covers DDA Regulations) : HMSO 2004
• The Urban Design Compendium : EP & The Housing Corporation (August 2000)
Architectural Design Competitions
In addition, to secure high quality building design the RIBA administer a competitions process
that seeks to secure for clients the best possible design and suitably qualified architect for the
job. The Royal Institute of British Architects Competitions Office organises bespoke architectural
competitions that encourage excellence in design and offer value for money.
The RIBA can be contacted at:Royal Institute of British Architects HQ
66 Portland Place
London
W1B 1AD
Useful Internet Sites
www.urban.odpm.gov.uk Urban Policy Unit; Office of the Deputy Prime Minister (ODPM)
www.cabe.org.uk Commission for Architecture and the Built Environment (CABE)
www.udg.org.uk Urban Design Group (UDG)
www.riba.org Royal Institute for British Architects (RIBA)
www.rtpi.org.uk Royal Town Planning Institute (RTPI)
www.l-i.org.uk Landscape Institute (LI)
www.securedbydesign.com Association of Chief Police Officers
www.disability.gov.uk Disability Unit, Department for Works and Pensions
www.dfes.gov.uk Department for Education and Skills
www.surestart.gov.uk SureStart; Department for Education and Skills
www.buildingforlife.org Building For Life Standard
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10 Next Steps
Development Appraisal
It is important that the masterplan that is presented is fully endorsed not only by the Client
Group but is also supported by the stakeholders and other landowners. To achieve this it will be
necessary to show that the vision that has been developed can also be delivered on the ground.
Detailed development appraisal work will be required to be undertaken that will set out how the
project may be implemented and would give an indication of development costs and
development value. The most significant issues related to the development appraisal work will be
the re-positioning of Billing Brook Road and the provision of a new Lings Forum.
In producing the Development Cost, the following would need to be considered:






Site reclamation
Provision of new infrastructure
Build costs (Gross Floor Area)
Landscaping/ ecological works
Professional Fees
Development Finance “lead in” and “build out durations”

In producing the Development Value, the following would need to be considered:




Land values
Build values
Overall project value
Need for public intervention

Finally an Implementation Strategy would need to be developed that would look at how to deliver
elements of the masterplan that cannot be delivered on there own without financial subsidy. This
strategy would look at the following:•
•
•
•
•
•
•

Need for public intervention
Funding strategy for non economically viable projects (Community)
Cash flow forecast
Land and property acquisition strategy
Delivery vehicle
Risk/ qualitative assessment
Development programme including phasing plan

Computer Modelling
An additional element that could be employed to help market the masterplan to a wider audience
would be to produce a computer generated model that would show how the various elements of
the masterplan inter-relate. The model could be adapted to show various view points which could
be put together and run as a movie that could show, typically, a walk along Billing Brook Road.
This technique is useful in explaining ideas in particular to the public.
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11 Appendices
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Appendix 1
Existing Development
The main elements that constitute the District Centre include:-

1. Weston Favell Shopping Centre
The Shopping Centre is a 1970s structure that comprises a range of retail and food outlets. The
main entrance to the building is via stairs on the south façade or moving walkways from the
ground floor to the first floor shops. The Centre is a major building that is managed jointly by
Tesco and British Land. The building is laid out based on an internal central mall at first floor
level. A Tesco Extra store occupies a significant part of the building and is open 24hrs. In
addition a range of shops are also present to combine to provide a varied shopping offer. The
building is approximately 4 storeys high.
On the ground floor of the building is a car park with some limited number of businesses and
servicing with the shopping mall on the first floor. Above this is storage with some mezzanine
accommodation. On part of the roof is a private surface car park for shop workers.
Physically, there are a number of disadvantages to the Shopping Centre. The internal focus of
the Centre leaves a wide expanse of inactive edge around the building. This lack of windows and
doors reduces visual perception onto the street which in turn can often be intimidating for
pedestrians. There is also no real main entrance to speak of as signage is poor and the structure
of the building gives no indication to guide shoppers in the right direction. In addition some
entrances where there are only stairs are only accessible to able bodied people

›

There is no clear entrance into the Shopping Centre and pedestrians routes are
not defined.
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2. Northampton Borough Council Housing Office
This is a two storey building located to the east off Billing Brook Road. The building contains the
offices for the housing department of the Borough Council. It is served by an access road off
Billing Brook Road and has a number of car parking spaces. Early discussion with the Housing
Department has concluded that they are not restricted to maintaining an office in Weston Favell
and so this offers flexibility in either relocating them to another location within Northampton or
including them within new development. This will allow the present building to be demolished
and to allow for the re-alignment of Billing Brook Road and the development of the site for new
commercial development.
It is proposed that this building will be relocated on-site as part of the masterplan.

›

The Borough Council housing offices would be
relocated either on-site or to an alternative
location as part of the masterplan.

3. Lings Forum & Lings Theatre
The Lings Forum is an important facility within the District Centre. It is located to the east of
Billing Brook Road under where the Emmanuel Church and entrance ramps serving the Shopping
Centre are located. The building contains a swimming pool, fitness hall and gym a café and a
small subsidised arts cinema. The building is presently reaching the end of its life and faces
extensive renovation cost if it is to remain. It has therefore been decided that this facility will be
redeveloped as part of the new masterplan. The Lings Theatre is also within this building. It is
proposed that this facility is not replaced within Weston Favell District Centre.
It is proposed that the Lings Forum building will be relocated on-site as part of the masterplan

› The Lings Forum requires significant investment if it
is to remain operational. The masterplan proposes
demolishing the Forum and developing a new facility
elsewhere within the District Centre.
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4. Lings Upper School
Lings Upper School lies off Birds Hill Walk and is a cluster of two and three storey buildings
focused around a central courtyard. Access to the buildings can be gained via Birds Hill Walk, and
the surface level car park that is located directly off the road. It is proposed that on completion of
the Northampton Academy in 2005, the school will be demolished and the site redeveloped.

5. Focus DIY Store
The Focus DIY store occupies a prominent location at the junction of Wellingborough Road and
Billing Brook Road. It is a two storey retail building clad in brick and industrial cladding. It is
stepped back from the frontage of Billing Brook Road and has an area of surface car parking in
front of it. Whilst it does not present an attractive entrance to the District Centre, at present
there is no indication that the owners of the site are considering redevelopment.
This building will remain as existing

›

Focus DIY occupies a prominent street
frontage with surface car parking to the
front which does not promote a positive
appearance to the District Centre.

6. Family Centre (formally NCC Day Nursery)
This one storey bricked building has an area of open space to the south, enclosed by fencing.
The entrance is unappealing and has a mesh security gate in front of the main door. It is
proposed that this facility is not re-located within the masterplan .
It is proposed that this building will be demolished and the site redeveloped
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›

The County Council run Nursery will be
demolished and a new facility will be
provided in the District Centre.

7. Health Centre
This is a two storey brick built building served by a surface car park. The building contains the
health centre and a dentist.
The health centre is to be demolished following the construction of a new Integrated Care Centre

›

The Health Centre will be demolished and
a new Integrated Care Centre will be
developed by Northampton Primary Care
Trust in the District Centre

8. Private Dwellings
This row of two storey, flat roofed, red bricked terraces are set back from Birds Hill Walk. They
are at a lower level and are accessed via steps leading off Birds Hill Walk. The windows along the
front elevation are small and provide the only active edge to the building. Vegetation conceals
the dwellings to a certain extent from the road. Northampton Borough Council own three of the
houses and only one is privately owned.
It is proposed that these dwellings be acquired and demolished. Further negotiations will be
required to re-house the occupants
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›

Existing dwellings located on Birds Hill Walk
will need to be acquired to allow for
redevelopment to take place.

9. Emmanuel Middle School
The school building is accessed from Birds Hill Walk and sits at a lower level due to the fall in the
land. It is a flat roofed brick building surrounded by three playgrounds that are situated adjacent
to Billing Brook Road. As part of the Northampton Schools Review, Emmanuel Middle School will
be surplus to requirements and the land will become available for development.
It is proposed that the school will be demolished and the site developed for housing

›

Emmanuel School will be demolished as
students transfer to Northampton Academy.
The site will be developed for housing.

10. Northampton Police Authority
This cluster of buildings is situated in Pyramid Court and ranges in height from one storey at the
main entrance, to two and a half storeys on the central building. The materials used are a
mixture of brick, glass and profiled steel. A public footpath runs adjacent to the building and
open space surrounds lies to the north. A surface car park serves the police authority off Billing
Brook Road. The Police Authority have no plans to redevelop their site at present.
This building is to remain as existing
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›

The Police Station will remain despite its poor
relationship with the park (Blank walls and no
overlooking)

11. Sacred Hearts Church
This distinctive building is two storeys in height, with one being lower level beneath the main
entrance off the road. The pyramid shaped roof provides a major landmark to the site and it
constructed from profiled steel. The remainder of the building is brick.
This building is to remain as existing

›

The Church will remain and acts as a local
landmark for the District Centre

12. Private Dwellings
The four storey bricked building comprises four blocks of residential apartments. The north
facing elevations consist of a sloping roof and velux windows, giving the building a distinctive
appearance. Two surface level parking areas are provided for the residents.
This building is to remain as existing
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›

Existing residential development will be
retained
and
complimented
by
new
contemporarily designed buildings.

13. Johnson Diversey
Located on Pyramid Court, the main entrance is on the three storey bricked building, which is
surrounded by open space to the north. A two storey extension to this building has been
constructed and is surrounded by surface level parking and soft landscaping.
This building is to remain as existing

›

Retaining high profile employers is a vital
part in maintaining the performance of the
District Centre.

14. Driver Consult Ltd.
Sitting adjacent to Johnson Diversey, is this two storey, flat roofed building. The upper floor is
covered with grey cladding. A substantial car park is located to the north east of the building.
This building is to remain as existing
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›

Existing employment uses add to the mix of
the District Centre

15. Association of Building Engineers (ABE)
Set back off Billing Brook Road is the Association of Building Engineers (ABE) commercial
premises. This two storey bricked building is arranged in an L-shape and is bounded by a
surface level car park.
This building is to remain as existing

› The existing user has no plans to redevelop
and therefore the masterplan does not
propose development on this site. However, if
development were to take place it would
need to ensure it addresses the street with
car parking located to the rear to promote a
more attractive environment.

16. Lidl Superstore
This large food/retail building is located on the south west corner of the masterplan site, adjacent
to Lumbertubs Way and Wellingborough Road. It is a one and a half storey bricked building with
a pitched and gable ended roof. The customer car park is located in front of the building. Lidl
have no plans to redevelop their site at present.
This building is to remain as existing
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› The Lidl development is separated from the
rest of the District Centre due to poor
pedestrian links.

17. McDonalds
This fast food outlet offers a prominent location, highly visible from Wellingborough Road. It is a
one storey bricked building with customer parking on all sides. McDonalds have no plan to
redevelop their site at present.
This building is to remain as existing

›

MacDonalds promotes a car-borne
environment and as a single storey building
on a prominent frontage does not enhance
the approach to the District Centre

18. Tesco Petrol Station
The petrol station is situated on the corner of Billing Brook Road and Wellingborough Road, and
is a one storey brick building. The upper walkways to the Weston Favell Shopping Centre run
alongside the Tesco petrol station. Tesco have no plans to redevelop the petrol station site at
present.
This building is to remain as existing
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›

The Tesco Fuel Station is located on a
prominent corner.

19. Northampton Academy
In September 2004, the County School Structure changed from a three tier to a two tier school
structure. As a result, the Lings Upper School changed from an upper school to a secondary
school as part of the reorganisation of Northamptonshire Schools, and at the same time is taken
out of Local Education Authority control to become the Northampton Academy, a £17 million
flagship development, operated by the United Learning Trust (ULT). The United Learning Trust
(ULT) has been created to manage a number of Academies spread across the country.
ULT is a subsidiary charity of the not-for-profit charity, the Church Schools Company (CSCo) and
shares with it the objective of managing schools which offer students a high quality education
based on Christian principles of service and tolerance. Academies are independent schools within
the State Sector, held in charitable trusts, with independent governance and responsibility for
their own teachers. They are co-educational secondary schools, often with a sixth form, serving
inner city communities and also some rural areas.
Academies may be associated with local primary schools helping them to act as a through school,
ensuring continuity of ethos, learning and records. Entry is free and open to all children
regardless of background or religion.
The Academy will continue to use the Lings Forum for sports facilities for the first year from
September 2004 through to July 2005. The new Academy will be completed in May 2005, and
from September 2005 the new school will be able to operate its own new sports facilities to meet
general requirements of the curriculum. The Academy has been designed by Fielden Clegg
Bradley Architects.
The school, which has a specialism in Sport and Business and Enterprise will maintain its
relationship with the Lings Forum. Any new redevelopment of the Lings Forum will need to
ensure that the new Academy has good access to its facilities.
The wider intention, as the Academy develops is for it to play a larger role in the wider
community and in particular with the District Centre. Opportunities exist for example to provide
courses for the community outside schools hours as well as out of term time. This will have
benefit in uniting the Academy with the local residents. The Academy and the overall
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redevelopment of the District Centre and the Shopping Centre will raise the appeal of the area
and contribute to a more attractive and vibrant area.

›

Computer generated image showing the main entrance to the Academy when seen on approach from
Billing Brook Road. (Image courtesy of Feilden Clegg Bradley Architects LLP; London. Designers of the
Northampton Academy)

20. Emmanuel Church
The Emmanuel Church presently resides in a building owned by Tesco and British Land, coowners of the Shopping Centre. This is let on a peppercorn rent basis. The Church is accessed at
ground level by an entrance next to the bus stops. It is also accessible from the first floor of the
Shopping Centre. The space that it occupies straddles Billing Brook Road. Tesco own the ground
lease on the building where it is on ground level. As the building passes over a public highway,
Billing Brook Road, Tesco have leasehold on this part of the building. The Emmanuel Church was
designed as an integral part of the District Centre from its inception and its role within the District
Centre will need to be maintained. The Emmanuel Church is part of a wider group of churches
and could be described as a multi-faith centre.
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It is used by over twenty different user groups in the local community and has links with the
Academy and other faith groups and is used by the local MP to hold surgeries. The Church itself
has two worship areas, a café, counselling rooms and a small sports hall. The masterplan
recommends the realignment of Billing Brook Road to allow for new commercial development
alongside the existing Shopping Centre. This will involve the demolition of the Emmanuel Church
and the ramps that serve the Shopping Centre. The Emmanuel Church will need to be
accommodated in new development linked to the Shopping Centre.
It is proposed that his building will be relocated on-site as part of the Masterplan

›

The Emmanuel Church was integral to
the original design of the District Centre
and has a direct link to the Shopping
Centre. The design of the building means
it is located at first floor level. The
masterplan proposes demolishing the
Church and creating a new facility as part
of new development.

21. Weston Favell Library
The library is managing by Northamptonshire County Council and presently occupies a unit within
the Shopping Centre. The library is on lease from Tesco / British Land and currently occupies 766
sq.m (550 sq.m library & 220sq.m storage). The library is located on a floor above the main retail
mall floor and is accessed by means of a stair and lift. The library benefits from its proximity to
the Tesco Extra store.
There is potential for the library to be accommodated within new development as part of the
masterplan as part of the Client Group’s proposals. The unit it presently occupies in the Shopping
Centre could be reverted to a retail unit. The benefit of relocating the library close to the other
public service facilities will be that management and other efficiencies can potentially be made if
the library is part of a shared building.
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Building upon this concept, there is also the possibility for the library to be interlinked with the
Training and Enterprise Initiative that is currently being promoted by the County Council. For
example, the library could be enlarged to accommodate an IT suite that can be used by the
public during the day and can be used in the evenings to hold computer courses as part of a
coordinated training programme. A further extension to this concept is to explore how this facility
could perhaps be extended further to include a community resource centre. This could be a
multi-cultural, multi purpose facility that would allow the local community access to facilities such
as a meeting room, photocopiers etc.
The “Idea Store” concept that has been developed and adopted by a number of London
Boroughs provides a well developed model. A range of functions are provided in single well
designed buildings with the library at its heart. The buildings are deliberately designed to be
modern, eye-catching and inviting and sit within busy retail areas to encourage people to drop in
whilst out and about.
This facility can remain as existing (within the Shopping Centre) or could be included in new
development.

22. Billing Brook Road
This is the main distributor road that runs through the District Centre linking the outer lying
residential areas with Wellingborough Road. It is a busy road with a significant number of buses
services running through it. The road at present has no bus lanes or cycle lanes along its length.
Attempts have been made to reduce vehicles speeds along its length by the inclusion of speed
cushions but these are largely ineffective as vehicles merely manoeuvre around them. Pedestrian
crossings over Billing Brook Road are also insufficient further perpetuating the severance effect of
links from east to west. The masterplan proposes two main changes to Billing Brook Road to
improve its relationship with the District Centre. The main aim is to create a “High Street” for
Weston Favell Shopping Centre. At present Billing Brook Road does not serve this function, it
merely passes through the District Centre and many of the buildings along its length fail to
respond to it. The first aim of the masterplan is to re-align Billing Brook Road. This is to allow for
new development to occur alongside the Shopping Centre which will provide development value
but also allow for an “active edge” to be provided alongside the new “High Street”.
Secondly, the road itself is to be redesigned. The carriageway will be designed to include
dedicated cycle routes, better pedestrian crossings linking activities on the east (such as the new
Academy) and the Shopping Centre. Improved bus stop facilities will also be provided. The
overall appearance of Billing Brook Road will be of a more pedestrian friendly environment where
pedestrians and vehicles have equal ownership of the space.
It is proposed that this road will be re-aligned as part of the masterplan
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›

Billing Brook Road is a major road that passes
through the District Centre. The masterplan
proposes re-aligning a section of the road to
allow for new development to take place next to
the Shopping Centre. The appearance of the
road where it passes through the main area will
be designed to reduce vehicle speeds and
encourage pedestrian movement.

23. Open Space off Billing Brook Road
This area is located on the north of the masterplan site. A proportion of this open space consists
of dense vegetation and woodland, with a pond situated adjacent to Billing Brook Road. The
area is very poorly overlooked with no development providing surveillance onto the open land.
There is also no set structure by means of an organised play area for children. There are no
definite proposals for this area but developer contributions could be sought to improve the area.

›

Attractive areas of open space exist close by
to the District Centre. Links to these areas will
be improved, with development overlooking
key routes. In addition there is potential to
improve areas with developer’s contributions
from new development.

A major asset of the site is the lake and pond that lies in the north and north east part of the
site. It is clear from the wildlife present that this provides a valuable ecosystem to the area.
However, access to the lake is poor with the main path leading off from Billing Brook Road from
the residential properties in Stone Bridge Court. Consequently the lake and the surrounding area
are not used to their full potential.
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›
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Appendix 2
Developing the Masterplan
Introduction
The masterplan represents a holistic planning document that recognises the need to integrate a
range of land uses in the District Centre to ensure the social, economic and physical regeneration
of the area and to create a more sustainable neighbourhood with a revitalised District centre at
its heart. The masterplan recognises the need to provide for a range of facilities to serve local
residents and business including shops, schools, housing, health services and recreational and
leisure provision. The masterplan makes provision for these complimentary land uses through a
combination of retention and enhancement of existing facilities as well as new development
proposals.
Developing Options

Stage One
The core tasks involved familiarisation with the District Centre, reviewing and assessing
background documents, analysis of the site and potential development opportunities, stakeholder
engagement and the development of two options which would eventually be developed into one
vision.
A major component of this early exploratory work was assessing the detailed requirements of the
Client Group and other service providers. This involved appraising schedule of accommodations
for the facilities and considering possible links between different functions. Synergies could be
exploited between various functions to reduce costs and duplication of facilities.
For example, the ICC would ideally require access to a hydrotherapy pool. Locating the ICC
facility close to a new Lings Forum would allow for a hydrotherapy pool and its associated plant
room to be included within the Lings Forum development.
Below we set out the requirements as set out by the Client Group in the Project Brief:•
•
•
•

Identify the future intentions of owners and tenants within the District centre
Determine the strengths and weaknesses of the Centre, including consultation with key
stakeholders
Draw up draft proposals, in the form of a masterplan to address current weaknesses of
the Centre and develop its strengths
Identify key actions needed for relevant landowners in order to implement the
masterplan proposals and make recommendations, as to potential funding sources and
overall management and timetabling arrangements to enable the masterplan proposals
to be taken forward towards implementation.

From this we were able to ascertain the basic parameters of the Client Group which allowed us to
prepare two options. The main difference between the two options was the realignment of Billing
Brook Road.
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Stage Two
In establishing the parameters in which to develop the masterplan a number of factors were
considered. The site boundary that had been provided by the Client Group as part of the
commission was wide reaching and encompassed much of the District Centre, including the new
Northampton Academy. The main starting point in addressing the brief was to establish a new
focus for the District Centre and look at the Client group’s requirements with respect to the
redevelopment of their facilities. This would involve the area to the immediate east of the
Shopping Centre where most of the facilities are located. This is also where the majority of the
Client group’s landholdings are also located.
Wider Context
Prior to focussing on this main area for intervention, the consultant team considered and
assessed the remaining areas of the site boundary notably the areas surrounding the Shopping
Centre to the East, North and South. The most prominent part of the District Centre is its
frontage to Wellingborough Road. Regrettably, for an important gateway site, this frontage is
dominated by mediocre development. The area comprises, to the west of Billing Brook Road, the
Lidl surface car park, a McDonald’s fast food restaurant (with drive-thru), the Tesco Petrol Filling
Station and to the east of Billing Brook Road, Focus DIY store. All are car-dominated
developments, served by surface car parks and all can be considered single storey developments.
For an important frontage site this presents a very poor impression, the dominance of surface car
parks, lack of scale does not promote an attractive setting nor use the land as intensely as it
could be. More appropriate development in this location would be to provide a minimum of three
storey development with car parking located to the rear with the buildings addressing
Wellingborough Road. Many of these uses could be accommodated, except for the fuel station,
within this type of development if it was being planned today. However, due to commercial
constraints, (these sites being in an attractive and sort after location with a busy road frontage
and plenty of passing traffic) it was considered that whilst it is desirable to propose new
development in this location it perhaps would not be deliverable in the immediate future.

›
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McDonald’s is a poor quality
onto
development
fronting
Wellingborough Road. It is single
storey, has poor pedestrian links
with the District Centre and has
surface car parking fronting onto
Wellingborough Road.
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Potential Development Sites
The second area for consideration was the area to the west of the Shopping Centre. At present
there is a vacant site located off Octagon Way and to the rear of the Lidl store. This site is
presently owned by Lidl and has a retail planning permission. This site is perhaps isolated from
the remaining parts of the District Centre by poor pedestrian’s links and is only visible on
approach to the District Centre off Lumbertubs Way. In addition to this, the western elevation of
the Shopping Centre facing the site is a blank wall that screens the service route serving Tesco.
This promotes an unsafe area particularly for pedestrians at night with the lack of activity,
windows or entrances along this route.

›

Vacant development plot off
Octagon Way. The site has
planning permission for retail
development.

As such, at present it is considered a marginal site. However two options were developed for this
site to look at how it might be developed. The first option looked at a low density development
with retail development at either end and with an area of surface car parking in-between.
Vehicular access to the development would be served off Octagon Way. The other development
use for the site could potentially be a Training and Enterprise Centre which is being promoted by
the County Council. This would provide a base for training linked with small light industrial units
to be utilised by small local business. These units could be in a variety of sizes and would allow
for emerging business to develop before moving onto larger premises elsewhere.
The second option developed was for a more intensive use for the site. The most significant
change is the re-aligning off Octagon Way away from its present course alongside the Shopping
Centre towards the boundary with Lumbertubs way. This is primarily to allow for new
development to be located adjoining the Shopping Centre but crucially, as with new development
on the eastern side of the Shopping Centre off Billing Brook Road, the development facing
outwards providing activity to a new re-aligned Octagon Way. In order for this development to be
achievable financially it will require intensive development. As such a range of uses are proposed
for the site which include the Training and Enterprise Centre on part of the ground floor.
Servicing and car parking would be located to the rear.
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There is also potential for additional retailing on the ground floor although with the significant
changes being promoted along Billing Brook Road with new activity and retail amongst them, this
site may not be as an attractive proposition for a retailer.
Therefore some of the ground floor space might be occupied by offices. Located above on first
and second floors would be residential units. These will have access from the street as well as
from the rear and will be served by an elevated deck reached by a vehicular ramp that will
provide car parking and amenity space. Whilst the options were developed and presented to the
site owners Lidl UK Ltd, for consideration, they were not appropriate for Lidl and the existing
retail approval remains in place.
Weston Favell Shopping Centre
A significant area for consideration was the Weston Favell Shopping Centre itself. This is a large
Shopping Centre unusually set at first floor level with a ground floor dedicated to car parking.
This causes a number of problems for pedestrian access. A lack of activity at ground level and
from an operational perspective it is difficult to service the retail units as goods need to be
moved up a level usually by lift. The commercial success and viability of the Shopping Centre predetermined that it would be unrealistic to seek to transform the Shopping Centre into a more
responsive building form with regard to good urban design. Therefore the approach was to
mitigate the Shopping Centre’s negative aspects. These are principally the large blank elevations
on the eastern and western elevation and the lack of active uses at ground level. The masterplan
responds to this by proposing new development that will “activate” the blank edges with windows
and entrances but crucially will have uses at ground level that will promote community safety.

›

Blank walls with no active uses at
ground level do not promote a
vibrant
streetscape.
New
development will need to provide
uses in ground floors that encourage
activity on the street.

Billing Brook Road
In developing options for Weston Favell it was necessary to recognise the constraints that the
existing position of Billing Brook Road placed on development potential. It was therefore essential
to investigate what could be achieved if Billing Brook Road could be repositioned. Two alternative
routes for Billing Brook Road were prepared.
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>Blue line shows existing alignment of
Billing Brook Road. Red line shows
new alignment of Billing Brook Road.

OPTION ONE
Option One shows the new alignment of Billing Brook Road 40 metres away from Weston Favell
Shopping Centre. This allows for a development block to be positioned alongside the eastern
elevation of the Shopping Centre which will introduce an “active edge” to the otherwise blank
façade of the Shopping Centre. This block would be approximately 30 metres wide and would
help create a more human scale to the District Centre. This is necessary if the principle of
creating a High Street is to be achieved. On the opposite side of the High Street it is proposed to
locate the new facilities of the Client Group. In addition, in order to create a sense of place for
the District Centre a new public square has been positioned to the south of Billing Brook Road
that will also act as an interface between the High Street and the new Academy.

›

Plan showing alignment of Option 1
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›

Preliminary sketch showing design exploration for Option 1.
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OPTION TWO
Option Two shows the alignment of Billing Brook Road a distance of approximately 85 metres
from Shopping Centre. This shows a larger development block, approximately 70 metres wide,
adjoining the eastern elevation of the Shopping Centre. The scale of this development block
would only add to the massing of the Shopping Centre perpetuating the impression of a large
impenetrable urban block. This would also mean that most of the development would be located
on the eastern side of Billing Brook Road. In addition, whilst the layout included a new urban
square to the south in a similar location to Option One, there was not the opportunity to place a
building on the square’s eastern edge. This it was felt created a poor urban space although it did
allow uninterrupted views towards the Northampton Academy.

›

Plan showing alignment of Option 2

›

Preliminary sketch showing design exploration for
Option 2

Option One was the preferred choice of the Client Group as it offered the best arrangement it
terms of the position of Billing Brook Road in that many of the facilities are located on the
Western side of Billing Brook Road. It was also felt that the “framing” of the new urban square by
new buildings was the most appropriate solution in terms of establishing a new focus for the
District Centre. It was agreed that this Option would be taken forward and developed into the
masterplan.
To conclude the main reasons for Option 1 being selected was:•
•
•
•

Provided a new “High Street”
Created a new focal urban square
Provided a new main entrance to Weston Favell Shopping Centre
Reduced the overall scale and massing of development to be more “human” in scale.
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Stage Three
Once the decision had been made to adopt Option 1 in principle it was developed further into a
series of sub-options (Options 1a-c). These sub-options were presented again to the
Northampton East Area Partnership (Billing, Ecton Brook, Lumbertubs & Thorplands) at a meeting
held on Wednesday 6th October 2004. The purpose of this meeting was to go back to the Area
Partnership Board to update them on developments since the last meeting held in July 2004 and
seek support for the emerging options. The presentation reflected how the master plan had
taken on board the original comments from the Area partnership Meeting in July 2004. In
addition the presentation informed the Area Partnership that Option 1b involved looking at
repositioning the Academy boundary and sports pitches.

›

Preliminary sketch showing early design
exploration, developing for Option 1.

The main issues that emerged from the Northampton East Area Partnership Meeting
•
•
•
•
•
•
•
•
•
•
•

Reduce the travel distances between bus stops and the new main entrance to the
Shopping Centre
Ensure that the new main entrance is visible and responds to DDA regulations
Ensure that a controlled pedestrian crossing is installed to allow people to cross Billing
Brook Road
New improved bus facilities to be included as part of a new Billing Brook Road
Ensure that the proposals reflect the full time operations of Emmanuel Church and that
the Church remains an integral part of the Shopping Centre
Ensure that a mix of tenures for housing was delivered on new housing development
including affordable housing
It would be desirable that a multi-cultural, multi-purpose Resource Centre is included
within the masterplan to enable local organisations to access help ands resources
Investigate options of including a One-Stop Shop as well as an Enterprise Centre to
support employment and job creation in the area.
Ensure that further consultation on the masterplan is implemented
Ensure that the car does not dominate the District centre
Ensure that car parking is improved
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Stage Four
Stage Four involved taking on board the Area Partnership’s comments and incorporating further
design changes as a result of detailed consultation with the Client Group. This involved six suboptions being developed which looked at various arrangements of the buildings and spaces. One
element that arose that predominated these sub-options was looking at whether the alignment of
the existing Academy boundary could be amended to allow greater flexibility in the masterplan
design and the development of a larger public space with development on all four sides at the
heart of the masterplan. The boundary was unable to be moved and so the masterplan was
developed with the Academy boundary as existing. This had a compromising effect on the urban
square concept and so required a redesign.
The inability to change the Academy boundary meant that it was not possible to provide a fourth
built edge to the proposed urban square. This would have left an unsatisfactory space in urban
design terms. For this reason the proposed urban space has been moved further north with new
commercial development occupying the site instead. A visual and physical link has been
maintained between the new re-aligned Billing Brook Road and the Academy main entrance to
allow pupils and visitors to the Academy to have access to the facilities in Weston Favell District
Centre including the main bus stops. A smaller urban square is proposed off the new re-aligned
Billing Brook Road in front of the new combined facility (which it is proposed will contain the ICC,
the Lings Forum and the NECC) and next to a new commercial development.
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