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1.0 Introduction

“High streets and town centres lie at the heart of our
communities and local economies, creating jobs,
nurturing small businesses and injecting billions of
pounds into our economy. But the way we shop and
the way that communities use their high streets and
town centres is changing.”
Future High Street Fund
Policy Paper
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1.1 Purpose & Approach
Purpose
Executive Summary
With town centres across the country going through
unprecedented levels of change, Northampton
Borough Council, with its partners on the
Northampton Forward board, has decided to take
action in addressing the challenges facing the town.
Northampton Forward will lead this work. The board
is an informal partnership with the primary role of
co-ordinating and driving forward the integrated
regeneration and growth within Northampton.
The board is made up of leading executives from
the Borough Council, County Council, South East
Midlands LEP, University of Northampton, private
business representatives, Northamptonshire
Chamber of Commerce and Northampton Town
Centre Business Improvement District.
This transformative change will future proof the town
centre for years to come and create an environment
that meets the ambitious vision for the local area. The
Future High Street Fund has given the opportunity to
secure funding to help with these aims.

Background
In January 2019, 5plus Architects were
appointed to undertake a high level masterplan
study of Northampton’s town centre area.
Working closely with the Borough Council
and consulting with the key stakeholders of
Northampton Forward, a series of development
and regeneration opportunities were devised
to establish a transformative vision for the town
centre.
These opportunities helped illustrate the
Borough Council’s bold ambitions to re-imagine
the town centre and supported their bid to
secure funding from the Government’s Future
High Street Fund.
Following a submission of proposals to the
Future High Street Fund, Northampton Borough
Council has now commissioned a detailed
masterplan.
Ambition
This next phase of the town centre masterplan
has been commissioned in order to identify
catalyst projects, within long term strategic
objectives, which set the tone for the future
direction of Northampton town centre.
This study provides the opportunity to elaborate
further on the themes previously established
and work towards the goal of transforming
Northampton town centre into a vibrant and
attractive place, where people can live, work
and enjoy life to the fullest. This collective vision
for the town centre is based around the key
principles of:
··
··
··
··

Transforming the heart
Smaller and stronger retail core
Creating a residential community
Culture, History and Heritage

This masterplan will provide an opportunity to
bring together town centre stakeholders, council
partners and the local community in the design
process through consultations. The intention
is to arrive at a flexible masterplan proposal
which establishes an agreed way forward for the
future regeneration and redevelopment of this
important and historic urban centre.

Town Centre Vision, Future High Street Fund Bid

Strategic Objectives
The collective vision for the town centre aims
to address strategic objectives which have
emerged as key themes during consultation and
client engagement as part of the earlier high level
masterplan.
1. Addressing an over reliance on retail
Consolidate the retail core of the town centre,
creating a smaller but stronger retail offer
anchored around stable retailers and cultural
assets in the town centre.
2. Infrastructure challenges
Improve connectivity to and within the town
centre area, to support growing footfall, visitor
population and provide an attractive and
navigable environment.
3. Safety concerns of residents
Adopt an approach which reflects the
aspirations of the community to deliver well
designed, attractive and functional spaces which
help tackle crime, fear of crime and anti-social
behaviour.

The Guildhall

4. Poor quality commercial space
Create modern, ﬂexible offices and workspaces
to encourage businesses back into the town
centre and help bolster daytime activity.
5. Poor quality of public realm
Transform the heart of the town by regenerating
the public realm into high-quality and flexible
spaces that reflect the ambition and pride of the
town.
6. Levels of vacant units
Expand the lifestyle offer of the town centre by
informing and encouraging alternative culture
and leisure uses for vacant premises.
7. Increasing footfall and activity
Provide a distinctive town centre experience by
supporting local independent cultural enterprises
and the use of forgotten heritage assets.

Market Square

8. Locate alternative housing sites
Bring residential communities back into the town
centre through transforming tired retail areas into
attractive mixed-use developments, alongside
unlocking brownfield sites.

University of Northampton, Waterside Campus
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1.1 Purpose & Approach
Approach
Roadmap
This roadmap sets the scene for the detailed
masterplan study, in the context of the wider
approach to addressing the development and
regeneration of Northampton town centre.

Vision

Design

Implementation

Outcomes

Overarching
Detailed Masterplan
Proposals

Development &
Regeneration
Projects

Achieving
Strategic
Objectives

Market Square

Study Area 1: Market Square and Market Pavilion
Study Area 2: Drapery
Study Area 3: Waterloo House, Market Square

Abington Street
The Cultural Quarter

Promoting Town
Centre Wide
Strategies for
Regeneration

Marefair

High Level
Masterplan
Study

Greyfriars

Study Area 4: Emporium Way
Study Area 5: Greyfriars Road
Study Area 6: Greyfriars
Study Area 7: Abington Street Residential Quarter - ‘Eastgate’
Study Area 8: Fish Street Regeneration and Landscape
Study Area 9: 30 St. Giles’ Street Co-Working Office
Study Area 10: 24 Guildhall Road
Study Area 11: Swan Street Site
Study Area 12: Albion Place Site
Study Area 13: South Marefair Residential Quarter - ‘The Green’
Study Area 14: Heritage Gateway, Marefair
Promotion of Design and Quality Standards

This detailed masterplan responds to the need
for a clear and structured approach to stimulate
future town centre development, ensuring
new proposals and initiatives make a positive
contribution to creating a distinctive, high quality
place.
Northampton Borough Council, along with its
partners on the Northampton Forward board
has outlined a vision, underpinned by an intent
to create growth and investment opportunities
which will support a resilient and sustainable
town centre for living, working and visiting.
Some of the strategic objectives, which this
vision is founded upon, will be directly addressed
by the study areas included in the detailed
masterplan scope. It is envisaged that catalysis
projects will emerge from the opportunities
explored, which in turn will stimulate other
projects to come forward.
Underpinning this entire process is the need to
promote design and quality standards. Only by
raising the standards for all developments, big or
small, will the overall quality of the town centre
be realised.
The full scope of the detailed masterplan is
outlined overleaf.
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Study Area 2:

Study Area 3:

Study Area 4:

Market Square and Market Pavilion

Drapery

Waterloo House, Market Square

Emporium Way

Consider refurbishment and reuse opportunities for
vacant five storey office building, which marks an
important pedestrian junction in the core of the town
centre.

Develop strategy for improving the setting and permeability
of Emporium Way to strengthen the north-south
pedestrian links, to and from Greyfriars.
Site Area:
·· 0.5 acres
·· 0.2 hectares

A comprehensive transformation of the Market Square
public realm and outline proposal for a Market Hall
Pavilion dedicated to showcasing quality, local producers
and vendors.
Identify opportunities along the Drapery edge of Market
Square to re-purpose ground floor uses, rejuvenate
active frontages and encourage high quality co-working
office spaces above.

Study Area 5:

Study Area 6:

Greyfriars Road

Greyfriars

Develop a strategy to route all east-west traffic via Lady’s
Lane and in turn enable the closure of Greyfriars to create
a linear park.

Identify possible uses and development opportunities
for the former Greyfriars Bus Station site, focusing on
residential and civic use with associated public realm to
reconnect the Greyfriars area with the town centre.

Site Area:
·· 1.2 acres
·· 0.4 hectares

Site Area:
·· 4.2 acres
·· 1.7 hectares

Study Area 7:

Study Area 8:

Study Area 9:

Abington St. Residential Quarter - ‘Eastgate’

Fish Street Regeneration and Landscape

30 St. Giles’ St. Co-Working Office

Identify opportunities to consolidate the retail offer from
the eastern end of Abington Street to create a new
residential quarter within the town centre area.

Develop public realm regeneration proposals to improve
the pedestrian environment, with focus given to
landscape, shop front treatment and lighting.

Site Area:
·· 9.1 acres
·· 3.7 hectares

Site Area:
·· 0.2 acres
·· 0.1 hectares

Consider refurbishment and reuse opportunities for
vacant office floors above retail units, with emphasis on
small start-up business and co-working occupants.

Study Area 10:

Study Area 11:

Study Area 12:

24 Guildhall Road

Swan St. Site

Albion Place Site

Propose possible uses for vacant 1930’s office building
within the Cultural Quarter.

Identify possible uses and development opportunities for
surface car park site within the Cultural Quarter.

Identify possible uses and development opportunities for
surface car park site on the edge of the Cultural Quarter.

Building Metrics:
·· Lower & Upper Ground + three storeys

Site Area:
·· 0.3 acres
·· 0.1 hectares

Site Area:
·· 0.3 acres
·· 0.1 hectares

Study Area 13:

Study Area 14:

South Marefair Residential Quarter - ‘The
Green’

Heritage Gateway, Marefair

Greyfriars

Site Area:
·· 2.1 acres
·· 0.8 hectares

Abington Street

Although identified as individual physical areas,
we have considered them collectively as different
parts of the town centre.

Study Area 1:

The Cultural Quarter

Within these Quarters, the following locations
have been identified by Northampton Borough
Council as study areas for the detailed
masterplan, each with an outline brief.

Marefair

To develop the initial ideas, we have
identified a number of different Quarters
within the town centre as illustrated
opposite.

Market Square

1.2 Brief
Scope

Propose development opportunities for town centre
fringe car park sites, with focuses on residential
neighbourhood use.

Propose development opportunities for key gateway site
on the fringe of the town centre.

Site Area:
·· 2.9 acres
·· 1.2 hectares

Site Area:
·· 1.9 acres
·· 0.8 hectares
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1.2 Brief
Locations

SEMILONG
ABINGTON

The Boundary
The area within the red line covers approximately
63 hectares and is designated as the Town
Centre Area in the Northampton Central Area
Action Plan, adopted January 2013.
This boundary follows the route of the town
centre ring-road, made up of Campbell Square,
Upper Mounts, Lower Mounts, York Road,
Cheyne Walk, Victoria Parade, St. Peter’s Way,
Horse Market, Broad Street and Barrack Road.
However, some focus areas of this further study
will look beyond the boundary where necessary.

GREYFRIARS
SPRING
BOROUGHS

6
5
7
4

NORTHAMPTON
RAILWAY STATION

2

ABINGTON
STREET
1
8
3

14

MAREFAIR

9

CLIFTONVILLE

MARKET
SQUARE
10

11
13

12

THE CULTURAL
QUARTER

BECKET’S
PARK

Key

UNIVERSITY OF
NORTHAMPTON

COTTON END

1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.

Market Square and Market Pavilion
Drapery – Co-Working and Activating Ground Floors
Waterloo House, Market Square
Emporium Way
Greyfriars Road
Greyfriars
Abington Street Residential Quarter -‘Eastgate’
Fish Street - Landscape Regeneration
30 St. Giles Street Co-Working
24 Guildhall Road, former Northamptonshire County
Council Offices
Swan Street Site
Albion Place Site
South Marefair Residential Quarter -‘The Green’
Former Castle House Site, Marefair
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1.3 Consultation
Public Consultation
Throughout this masterplan process, Northampton
Borough Council have engaged with the local
community to understand their views, allowing
residents to share their opinions and positively
contribute towards the future of the town centre.

The principles for a transformative town
centre vision, established by the Future High
Street Fund bid, have been used as the basis
for discussion and debate with the public,
stakeholders and elected council members.

Consultation Schedule

Careful consideration was given to this
consultation process, to enable and allow a
broad range of views to be shared from all
aspects of the town centre community.

Elected Members Presentation and Workshop
6pm - 7:30pm

The six week consultation included:

15/05/19
University of Northampton Learning Hub
10:30am - 2pm

18/05/19
The Grosvenor Centre, Unit 23 Newland Walk
11am - 3pm

·· A public exhibition attended by Council
representatives and members of
Northampton Forward
·· Online publication of the consultation
material
·· An online survey
·· A survey questionnaire printed in the local
paper for postal submission
·· Leaflets and flyers distributed at the
consultation sessions, local schools and
doctors surgeries

20/05/19
The Grosvenor Centre, Unit 23 Newland Walk
11am - 3pm

Throughout the consultation, the Borough
Council have welcomed and encouraged the
sharing of feedback and ideas, the results of
which have been collated and used to inform
the development of the detailed masterplan
proposals.

22/05/19
The Grosvenor Centre, Unit 23 Newland Walk
11am - 3pm

21/05/19
The Grosvenor Centre, Unit 23 Newland Walk
11am - 3pm
Northampton Town Centre BID Presentation and
Workshop
6pm - 7pm

23/05/19
The Grosvenor Centre, Unit 23 Newland Walk
11am - 3pm

1

24/05/19
The Grosvenor Centre, Unit 23 Newland Walk
11am - 3pm
30/06/19
Online consultation closed
5pm

2
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1.3 Consultation
Public Consultation
Photo
1. University of
Northampton
consultation
2. Grosvenor Centre
consultation session
3. Leaflet handed out
during consultation
sessions
4. Poster showcasing
the town centre
vision in the run up
to the consultation
sessions
5. Elected Members
presentation and
workshop
6. Grosvenor Centre
consultation session
7. Poster showcasing
the town centre
vision in the run up
to the consultation
sessions

6

3

4

5

7
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1.3 Consultation
Summary
The public consultation conducted in May and June
2019 was hosted by Northampton Borough Council
in order to inform further development of the town
centre masterplan. During this period, approximately
1,500 people attended the consultation events and
656 responses were received via an online survey.

Attendance
Across the ten scheduled consultation events, it is estimated
that approximately 1,500 individual stakeholders attended.

Support
Stakeholders are broadly supportive of the proposed changes
to Northampton town centre.

An independent review of these responses has
been carried out by Prevision Research on behalf of
Northampton Borough Council and the summary of
this review is covered over the following pages.

Priority Areas
The three areas that stakeholders would most like to see
prioritised are the Market Square, Abington Street and
Greyfriars

Market Square
Abington Street
Greyfriars
Agreement
Among stakeholders there is general agreement with the
proposed changes for all areas. Around 50%-60% agree with
the proposed changes in each area.

Key Themes
Key themes running through the research are; a need for
more residential provision in the town centre to support retail,
improving the retail experience (a reduction in empty sites and
an improvement in the appearance and quality of retailers
represented in the town centre), cleanliness and tidiness and
greater provision of food and drink.
Overwhelmingly stakeholders believe that businesses should
be encouraged to set up in the town centre.

1,500

approx.

Responses
An online survey of stakeholders was conducted, comprising
mainly residents, businesses, students and landlords. In total,
656 stakeholders responded to the survey.

656
Summary

50 - 60

%

Disagreement
The only areas in which there is any great disagreement are
the Market Square (26% disagreeing with the proposed
changes) and Greyfriars (20% disagreeing), although these are
outnumbered by those agreeing with the proposals.

Market Square
Greyfriars

Heritage
Retail
Food & Beverage
Appearance
Community Events
Green Space
Pedestrians
Leisure
Residential
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1.3 Consultation
Themes

Heritage

Retail
·· There is a requirement for a reduction
in empty sites and an improvement in
the appearance and quality of retailers
represented in the town centre.
·· Stakeholders would like to see empty
shop units filled.
·· More independent business and
bespoke shops as found on St. Giles’
Street.
·· Suggested improvements to Market
Square include, improving the
appearance of the market stalls.
·· Stakeholders would like to see a
speciality market on Market Square.

·· The restoration and general upkeep of
historic buildings throughout the town
centre, but particularly around Market
Square and the historic core.
·· Stakeholders would like to see the
heritage assets enhanced.
·· Increased focus on the town’s history.
·· Greater promotion and protection of the
town’s historical assets.

Appearance

Community Events

·· Cleanliness and tidiness are stakeholder
requirements evidenced in the research.
·· The most frequently given spontaneous
suggestion on town centre
improvements relate to cleanliness and
the appearance and nature of shops.
·· Make Greyfriars less of an eyesore.
·· Just over half of stakeholders support
the permanent closure of Greyfriars
road.

Pedestrians

·· Suggested improvements to Market
Square include, redesign and
modernisation of the space, alongside a
more attractive and welcoming setting,
with better lighting and more seating.
·· Improved connections from Market
Square to Greyfriars.
·· Improved public transport facilities.
·· Remove or relocate bus stops from
Drapery.
·· Pedestrianise Drapery.
Themes

Food & Beverage

·· Stakeholders would like to see greater
support for homeless people.
·· Suggested improvements to Market
Square include, creating a central
attraction, such as a band stand,
fountain or statue and organising more
attractions and seasonal events such as
Christmas markets.
·· Children’s play on Market Square.

Leisure

·· Improved availability of quality food and
beverage operators.
·· More than four out of five stakeholders
think food and leisure uses should be
encouraged within the town centre.
·· Suggested improvements to Market
Square include, more places to eat,
restaurants and cafés with outside
seating, food market and food stalls.

Green Space

·· Green space, parks and outdoor
community spaces on Greyfriars
·· Greening of Abington Street.
·· Public realm that allows for external
seating to restaurants and cafés.

Residential

·· More than four out of five stakeholders
think food and leisure uses should be
encouraged within the town centre.
·· Stakeholders would like to see an
increase in places to eat.
·· Over two-thirds of stakeholders support
the introduction of leisure
·· Leisure use on Greyfriars.

The headline findings from the analysis of the
consultation survey highlight nine main aspects
of the town centre that stakeholders would like
to see addressed.

·· Just over half of stakeholders believe
more residential provision in the town
centre will help support retail.
·· Over two-thirds of stakeholders support
the introduction of residential
·· Half of stakeholders agree with
residential use on Greyfriars.
·· Just over half of stakeholders believe
that more residential use on Marefair is
a good idea.

Stakeholder Consultation
Northampton Town Centre
Masterplan
Summary of Survey Findings

Perpared for Northampton Borough Council
Analysis conducted by Prevision Research
September 2019

Stakeholder Consultation on the Northampton Town
Centre Masterplan, Summary of Analysis Findings
September 2019
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1.3 Consultation
You Said, We Did
The feedback gained from the consultation
process has been reflected upon and incorporated
throughout the ongoing development of the town
centre masterplan.

Heritage

Retail

Food &
Beverage

The views of the local community, stakeholders
and businesses have been vital in ensuring the
masterplan proposals are relevant and responsive to
Northampton as a whole.
The themes identified through analysis of the
consultation feedback generate questions to which
we have responded in the following ways.

Improve the retail experience
Greater promotion of the
town’s historical assets
Upkeep of historic buildings
More attractive and
welcoming spaces
Improve the quality and
appearance of the market

Reduce vacancy rates
Speciality markets
Improve the quality and
appearance of retailers
Independent, bespoke
shops as found on St. Giles’
Street

Improve availability and
quality
More restaurants around
Market Square

Consolidating retail
around the retail heart
Heritage gateway along
Marefair
Imaginative reuse of
historic buildings

Public

Higher quality shopfronts

Concept
Masterplan

Consultation

Detailed
Masterplan

Rejuvenation of key town
centre spaces

Embracing the quality
of St. Giles’ Street
to encourage more
independent and
experience led retail
Transformation of market
stalls to provide a more
attractive and futureproofed platform for
independent traders

Interest, excitement and
variation in the town
centre
Create street-food
offering
Repositioning Market
Square as a focus for
F&B quality
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1.3 Consultation
You Said, We Did

Appearance

Address the general
cleanliness of the town
centre
Improve shop frontages and
signage

Community
Events

Green Space

Increased security

Pedestrians

Leisure

Pedestrianisation of Drapery

Prevent antisocial behaviour

Abington Street green space

More community and
seasonal use in Market
Square

Greyfriars green space
Town centre parks

Increase residential use

Improve pedestrian links to
Greyfriars
Public transport
improvements

Residential

Encourage more leisure
uses within the town centre

Provide housing above
shops
Residential use on Greyfriars

Streets designed to be
flexible and vibrant with
activity

High quality public realm
and landscape proposals
Regeneration of vacant
sites, including Greyfriars
and Castle House
Renewed shop front and
signage design guidance

Cohesive movement
networks connecting all
parts of the town centre
Promotion of ground
floor active frontages
Increase footfall across
the town centre

Connected
neighbourhoods with
access to open spaces
that promotes active
lifestyles and social
interaction

New pedestrianised
routes connecting
the town centre with
Greyfriars

Greyfriars linear park

Bus stands removed
from Drapery and coach
and bus interchange
proposed for Greyfriars

Greening of Abington
Street

Pedestrian priority reestablished on Drapery

Interest, excitement and
variation in the town
centre
Encourage more socially
orientated activity
providers into the town
centre

Increased residential
population of town
centre
Creation of
new residential
neighbourhoods
Range of residential
typologies proposed
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1.4 Terms of Reference
Statutory & Study Documents
Several published documents form the terms of
reference for the detailed masterplan study. The
following documents have been reviewed and
referenced into the masterplan where relevant.

National Guidance, Best Practice Guidance
and Studies

Local Policy

Local Study Reports

1. 
The High Street Report
This report contains the recommendations
of the High Streets Expert Panel which was
established by the High Streets Minister Jake
Berry MP in July 2018.

7. 
Northampton Local Plan
Northampton Borough Council 1997 adopted
local plan, setting out planning policies and
identifying how land is used and determining
what will be built where.

The panel’s recommendations cover three areas:
the Town Centre Task Force; the Future High
Streets Fund; and short term measures to help
high streets and town centres.

Part 2 of the Local Plan, currently being
drafted and consulted on, will determine how
Northampton grows and develops up until 2029.

11.
A Character Assessment & Tall buildings
Strategy for Northampton’s Ventral Area
The findings of the Character Area Assessment
provides a sound platform to develop a strategy
and/or planning policy tool for Northampton
Borough Council to appropriately deal with
planning applications for ‘tall buildings’ in order
to protect and enhance the historic skyline of
Northampton.

2.
High Street 2030: Achieving Change
This report, prepared by the Institute of Place
Management, was commissioned to run five
workshops to collect evidence to support the
development of high street and town centre
policy.
3.
City Centres: Past, Present and Future
Centre for Cities report on the evolving role
urban centres.
4.
The Grimsey Review
A report offering an alternative review to shape
policy and actions plans to implement positive
change to our high streets.
5.
Urban Design Compendium
Compiled by English Partnerships. The aim of
the report was to deliver high-quality, welldesigned, sustainable places for people to live,
work and enjoy.
6.
Distinctively Local
This guide has been prepared by four of the
UK’s leading residential architectural practices,
focusing on new housing projects. It aims to
inform and inspire others to deliver distinctive
and popular places, in out of town locations.

8. 
Northampton Central Area Action Plan
(CAAP)
The overall aim of the Action Plan is to
provide a consistent strategic framework for
the improvement and extension of the town
centre whilst seeking to protect and enhance
its intrinsic historic built character and green
spaces.
9. 
Northampton CAAP Policy Map
Supplementary policy map to the CAAP report
document.
10. 
Shopfront Design Guide
This Shopfront Design Guide Supplementary
Planning Document (SPD) is intended to help
retailers and commercial operators, when
they want to make alterations to or replace a
shopfront.

12. 
Northampton Town Centre Retail Market
Summary 2016
A strategic and independent overview of
Northampton’s current retail market.
13.
Northampton Borough Council Retail and
Leisure Study 2018
The findings of this report form part of the
evidence base upon which the emerging
Northampton Local Plan (Part 2) will be based.
14.
Northampton Waterside Enterprise Zone
Application
Documentation offering background to an
initiative supporting a regional economy of
national importance.
15.
Spring Boroughs Neighbourhood Plan
The purpose of the plan is to set out local based
and justified planning policies to manage the
detailed change in land uses and other forms of
development in the area related to proposals of
the Northampton Central Area Action Plan.
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1.4 Terms of Reference
Statutory & Study Documents

DISTINCTIVELY LOCAL

THE
GRIMSEY REVIEW 2

THE GRIMSEY REVIEW 2

City centres: past,
present and future
Their evolving role in the national economy

COM P E N D I U M

Rebecca McDonald and Paul Swinney
February 2019

The High Street Report

URBAN DESIGN

“It’s time to reshape our town centres”

Llewelyn-Davies
DISTINCTIVELY LOCAL

1

2

3

4

5

6

Shopfront Design Guide SPD

Shopfront Design Guide SPD

34

CASTELLO FORTIOR
CONCORDIA

NORTHAMPTON BOROUGH COUNCIL
23

N 261000

24

NORTHAMPTON LOCAL PLAN

17

Northampton

1993-2006

7
18
19

31

32

Central Area Action Plan

35

33

21

Adoption January 2013

20

26

ADOPTED JUNE 1997

29
N 260000

WRITTEN STATEMENT

22

Indicating Saved Policies as amended by the Secretary of State for Communities and Local Government
September 2007

27

28

30

David Moir
Director of Environment Services
June 1997

ADOPTED JANUARY 2013

Planning Policy and Heritage, Northampton Borough Council
E 475000

7

8

E 476000

E 477000

9

10
Item 7 - Appendix 1

(MADE VERSION)

NORTHAMPTON WATERSIDE
ENTERPRISE ZONE

Northampton Borough Council

APPLICATION FORM

Retail and Leisure Study

Submitted by
South East Midlands
Local Enterprise Partnership

September 2018

NORTHAMPTON TOWN CENTRE

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

XXX: OPPORTUNITY FOR XXX
RETAIL MARKET SUMMARY

June 2011
‘Supporting a regional economy of national importance’

June 2016
Lizzie Dawson
Associate Consultant

Produced for Northampton Borough Council
Final Report June 200
Character Assessment & Tall Buildings Strategy for Northampton’s Central Area

Jennifer Beattie
Managing Consultant

Dan Parr
Client Partner



APRIL 2016

1

CCI | Commercial in Confidence

11

12

Northampton Waterside Enterprise Zone submission by SEMLEP

© CACI Ltd, 2016

13

14

15

2
18
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2.0 Contextual Analysis

Abington
St. Giles’
Church

Cliftonville
Semilong

Greyfriars
The
Guildhall

Market
Square

Royal &
Derngate
Theatre

Northampton
Marina

North Gate
Bus Station

Becket’s
Park

Train to
Birmingham

River
Nene
Northampton
Railway
Station

All Saints Church

Northampton
Museum

One Angel
Square

Carlsberg
UK
UoN
Innovation
Centre
Far
Cotton

Dallington
Train to
London
Grand
Union
Canal

University of
Northampton
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2.1 Strategic Context
Northampton
Northampton is the 37th largest urban area in the UK
by population. Historically recognised for its shoe and
leather industry, its population has grown substantially
since it became a New Town in 1968.

Regional Context
Northampton lies on the banks of the River
Nene, 67 miles North-West of London and 54
miles South-East of Birmingham.
Northampton is the County Town of
Northamptonshire and is the area’s main
employment, retail and cultural centre.
The town is served by the M1 motorway and
the Northampton Loop of the West Coast
Main Line, offering good regional and national
transport connections.
Northampton is also statically well positioned to
benefit and contribute towards the Cambridge
– Milton Keynes – Oxford Corridor, now known
as the Arc; a Government backed initiative
to form a major centre for the UK’s high tech
manufacturing and research industries based
around world leading academic institutes.
These attributes mean Northampton is
recognised as one of the top towns pursuing
high growth strategies in sectors such
as automotive, logistics and advanced
manufacturing. This in turn contributed to the
establishment of the Northampton Waterside
Enterprise Zone in 2011; 120 hectares of
business led development along the River Nene.

M6

M1

Northampton
Birmingham
Int.

M42

Northampton is a net importer of workers, with
a workplace population of 153,000, earning
the town a jobs density of 1.07 which is
significantly above both the regional and national
comparisons. The town itself commands a
sizeable travel to work area which is roughly in
line with the catchment area for Northampton
Town Centre.
Northampton’s catchment comprises a
population of over one million people with a
comparison goods spend of £2.5bn. Nationally,
Northampton is the 64th highest performing
retail centre.
Northampton has a dominant retail sector, being
the largest town centre use, taking up 35% of
the commercial space. This figure is noticeably
above the average for UK city centres, which
is typically 26%. Office premises only make up
21% of the space which is well under the 50%
average for England and Wales.

Culture, History and Heritage
With the largest cluster of world class shoe
manufacturers, a great history of industrial
innovations, scientific discoveries, sporting
achievements, and the University of
Northampton’s new £330m Waterside campus,
Northampton has a great deal to celebrate and
build upon.
Work is currently underway on a major
refurbishment of Northampton Museum which
neighbours Vulcan works; a Grade II listed,
former boot machine factory undergoing
conversion into an arts and creative hub.
Alongside the Royal & Derngate theatre, these
important cultural assets will boost the profile
and impact of the town’s burgeoning Cultural
Quarter.

Challenges Facing Northampton
The unprecedented levels of change
experienced by Northampton’s town centre in
recent times has created a series of challenges it
must tackle and overcome:
·· 15.3% increase in vacancy rates in the
primary shopping area
·· 15% reduction in footfall in past 4 years
·· 34% of retail is low value, worsened by loss
of major national retailers
·· 89% of all office space, is low quality
·· Air quality management and rising levels of
congestion
·· Number of homeless people has doubled
from 2017 – 2018
·· 6th unhealthiest high street in the country
·· Low levels of residential and office uses
within the town centre

The town centre boasts many listed buildings
and heritage sites, some of which hold national
significance. One of the most familiar sites is
Northampton’s Market Square, which is one of
Britain’s largest and most historic, dating back
to 1235.

Population

Growth Rate Per Year
Over the last 20 years Northampton grew
faster than the national rate (ONS mid-year
population estimates 2017)

Urban Area
(By Population)

Catchment Population

225,700

0.8

37th largest urban
area in the UK

Over
1million

Workplace Population
Northampton is a net importer
of workers

Job Density
Northampton is significantly above regional
and national comparisons

Retail Performance

Retail Occupation
Largest occupier of commercial
space in Northampton (National average
for city centres is 26%)

Connection to
West Coast
Main Line

Birmingham

Socioeconomic Context
Northampton is the largest town in the UK, with
a population of 225,700. Over the last 20 years
its population has grown faster than the national
rate, at 0.8% per year (ONS mid-year population
estimates 2017).

%
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Northampton in Numbers
Calais
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64th highest
performing retail
centre
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2.1 Strategic Context
Northampton
First Impressions
The town centre retains a considerable amount
of its historic character, including much of its
medieval street pattern.

SEMILONG
ABINGTON
19

18

13
32
17

SPRING
BOROUGHS

Vehicular traffic movement tends to operate
along the ring road and does not impact the
town centre. Buses however feature heavily
along some routes.

24

Retail appears to be the dominant use,
emanating from the Market Square and the two
shopping malls, settling along the main EastWest routes of Abington Street and Gold Street.

12

11

The central core of the town is well defined by
the cluster of historic civic buildings and nearby
Market Square. In contrast to the existence
of this important municipal space, there is a
noticeable lack of meaningful public green
space. The few areas of open green space that
do occur, are typically associated with churches
on the periphery of the town centre.
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38
22
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30
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4

33

31

3

21

29

26

28

34
36
37

COTTON END

35

Key
1. Market Square
2. The Guildhall
3. One Angel Square
4. Royal & Derngate Theatre
5. Northampton Museum and Art Gallery
6. St. Giles’ Church
7. The Parish Church of All Saints’
8. Saint Giles’ Street
9. Drapery
10. Gold Street
11. Greyfriars
12. Northampton House
13. The Church of the Holy Sepulchre
14. St. Peter’s Church
15. New Testament Church of God
16. North Gate Bus Station
17. Northampton Combined Crown and County Courts
18. Northampton Fire Station
19. Northampton Police Station & Magistrates’ Court
20. Northampton General Hospital
21. Becket’s Park
22. Market Walk Shopping Centre
23. The Grosvenor Centre
24. Former Bus Station Site (Greyfriars)
25. Sol Northampton
26. Carlsberg UK
27. Northampton Railway Station
28. Northampton Marina
29. Becket’s Bridge
30. Northampton Castle Remains
31. Vulcan Works
32. R. E. Tricker’s Ltd.
33. 78 Derngate
34. University of Northampton
35. AVON
36. River Nene
37. Grand Union Canal
38. Northampton Central Library
39. Northampton County Council Chambers
40. University of Northampton Innovation Centre
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2.2 Planning Context
Local Plan: Central Area
Northampton Local Plan Part 2 is currently being
drafted to determine how Northampton grows and
develops up until 2029. This will be published for
consultation mid 2019.
The Central Area Action Plan (CAAP), adopted in
January 2013, currently provides detailed planning
policies to manage and guide development across
the town centre as shown on the adjacent plan.

SPRING
BOROUGHS

Key
		 The Town Centre Area Boundary

5

Mixed Use Development
		 Mixed Use Area

6
4

Environment

YR

		 Greenspace (E6)
		 Scheduled Ancient Monument (E38)
Housing
3

		 Primarily Residential Area (H6, H11, H30, H31, B19, T11)
		 Albion Place
		 York Road
Employment and Economy
		 Proposed Business Development (B1, B3)

NORTHAMPTON
GENERAL
HOSPITAL

		 Existing Business Area (B2, B3, B6, B14, B31)
2

Transportation
		 Existing Pedestrianised Area

AP

		 Proposed Pedestrian Priority Area
Retail and Leisure
		 Existing Recreation/Leisure (L1)

1

14
15

18a&b
AP

		 Proposed Recreation/Leisure (L26)
Town Centre Primary Shopping Frontage (R6)
Town Centre Secondary Shopping Frontage (R7)
Waterside Enterprise Zone
		 Site 14 - Freeschool Street
		 Site 15 - St. Peter’s Car Park
		 Site 17 - Project Angel
		 Site 18a&b - Albion Place and Hotel

17

BECKET’S
PARK
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2.2 Planning Context
Local Plan: Central Area
Planning Framework
Sites are identified in both the Greyfriars area
and Cultural Quarter which offer potential
for alternative or mixed land uses. Proposed
business use also features in the Greyfriars area.
Primary shopping frontages are limited to the
traditional retail core of the town centre, but
in the modern setting this means they are
contained within the internally trading shopping
malls. Shopping frontages which address
Drapery, Abington Street, Gold Street, Fish
Street and St. Giles’ Street are designated as
secondary which has had a detrimental effect on
the quality of these retailers as you move away
from the retail core.
Little to no residential land use is defined within
the town centre. No stand alone proposed
residential use is defined and only some of
the ‘Mixed Use Area’ development sites are
permitted for residential use. Retail and office
uses are the most significant in these mixed use
areas.
Four sites located within Waterside Enterprise
Zone are yet to be developed within the town
centre area. Each of these sites, as presented
on the adjacent plan, are intended for the
following sectors:

1

Purcell

2

GSS Architecture

GSS Architecture

2

··
··
··
··
··
··

Advanced manufacturing/engineering
Automotive
Construction including: built environment
Financial services
Retail
Logistics.

A number of town centre regeneration schemes,
including cultural and residential uses, are
currently in planning or on site. These include
East Gate, 98-102 Abington Street,Vulcan
Northampton
NN1 2BP. Museum
NP/RSand
Works and Northampton
Art Gallery amongst others.

3.0 Design Scheme

3

4

Introduction
The application for consideration is for the proposed
removal of the existing first floor element (fronting St.
Giles Terrace) and the construction of a two storey
element to form 13 self-contained apartments- the
elevation to Abington Street to be retained as existing.
The ground floor unit is to remain as commercial use
and does not form part of this application- and thus
there will be no loss of employment in this instance.
The proposal is to be set back at second floor level, so
as NOT to impact on the setting of St Giles Terrace- in
accordance with Section(s) 66, 72 of the Planning
Match Box Architects
5
(Listed Buildings and Conservation Areas) Act 1990.
The proposed upper level apartments have access to
two separate points of entry from street level. The

Malcolm Payne Group

Heritage Signif
St Giles Terrace links St Giles Street and Abington
Images
to the north. The southern half of the terr
1. Vulcandominated
Works, Arts &by
Creative
Hub, Cultural
Quarter
the church
on the
east side. The c
		 - On site
of St Giles
dates
to therenovation
twelfth century.
2. Northampton
Museum
andback
Art Gallery

Church Lukas

6

PM Architects

Figure 02: Proposed Massing View 01 (North-West Perspective)

		
and extension				
		 - On site
Beyond the church on the eastern side is an e
3.		 67 St. Giles’ Street residential new build		
terrace of red brick Victorian buildings (predomin
		 - In planning
4.		 Conversion
of former use)
Corn Exchange		
in business
which provide a transition from
		 - On site
peaceful
atmosphere
of St Giles to the busy sho
5. 71 - 77b Abington Street, Residential Development
area of Abington Street. The terrace survives l
		 - In planning
6.		 98-102intact,
Abington
Street
Residential
Conversionand boundary ra
with
timber
sash windows
		 - In planning

There is a modern office building opposite which c
seen north of the street. Although this is not lo
within the Conservation Area, the design of the bu
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2.3 Historic Context
Area Development
Northampton has long played a vital role
as a major centre within the region. It has a
long and important history dating back to the
Bronze Age and became a town of national
significance during the Middle Ages when it
regularly hosted the Parliament of England.
During the Middle Ages Northampton grew
in significance with the establishment of
Northampton Castle and by the second half
of the twelfth century was one of the largest
and wealthiest towns in England. As a result
of the disastrous fires which struck the town in
the sixteenth and seventeenth centuries, the
historic street pattern is now all that survives of
Northampton’s medieval settlement.
The construction of the Grand Union Canal
and arrival of the railway in the 1830s saw
Northampton become a successful centre
for manufacturing. Today, Northampton is still
recognised for its footwear and leather industries
and is still home to the largest cluster of world
class shoe manufactures in the world including
Church’s, Barker, Crockett & Jones and Tricker’s.

Abington Street, 1925

Its location on the river Nene underpins other
industries such as brewing – it is the home of
Carlsberg in the UK.
Around the central core, the fine urban grain
is formed by long established civic and
ecclesiastical buildings such as Northampton
County Council Chambers, the Museum and
Art Gallery, The Guildhall and the Parish Church
of All Saints’. Retailing is the predominant land
use within the town centre alongside other
significant uses including cultural, entertainment
and leisure.

Drapery, 1930s

19th Century Photograph of Northampton Castle

Aerial Photograph, 1947

Northampton’s Historic Market Square

Its population has grown substantially since it
became a New Town in 1968, from 133,673 in
1971, to over 227,500 residents today.

Key
		 Railway
		 Tramlines
		 Industrial
		 Settlement
		 Retail
		 Future footprint of Grosvenor
		 Religious Facilities
		 Education
		 Musical Venue
		 Civic Services
		 Public Green Space

Saxon Palace Archaeological Excavations, 1985

5plus | Northampton Borough Council

25

2.3 Historic Context
Area Development
1880s

1920s

·· The urban centre of Northampton has been
well established since the Middle Ages and
has progressively become more dense,
helped in part by the industrial revolution and
the significant growth it encouraged.
·· The influence of the industrial revolution has
mainly affected the South-West fringe of
the town centre, with rail freight and utilities
distribution settling in this location.
·· Northampton’s urban form is predominantly
characterised by terraced residential streets
surrounding a much smaller commercial
core which is signified by the historic Market
Square.
·· Very few public open green spaces can be
found in the town centre at this time, with the
only examples residing around the churches
of St. Giles’, the Holy Sepulchre and St.
Katherine’s.
·· Northampton’s horse-drawn tramway
opened in 1881 and provided a public form
of transport connecting the surrounding
suburbs with the town centre.

·· Northampton remains a dense residential
centre, with some notable growth in
residential use outside of the present day
ring-road boundary.
·· Reflecting this increase in the residential
population, the former cow meadows
located to the South East of the town centre
are re-designated as recreational grounds
Today this place is better known as Becket’s
Park.
·· The retail core has expanded along the
primary town centre routes.
·· The Northampton tramway system is
extended and taken over by the council
to become Northampton Corporation
Tramways, then later in 1904 is electrified.

1960s

1960

1920

1880

·· Responding to continued population growth,
municipal facilities and services, such as
baths and the police and fire services, are
moved into larger buildings on the outskirts
of the town centre, creating redundant
buildings in the centre.
·· The tramway is decommissioned in 1934
mainly as a result of competition from motor
buses which were introduced in 1929.
·· Between 1920 and 1960, the residential
density of the town centre begins to fall
as post-war trends drive people into the
suburbs.
·· Around the fringe of the town centre,
terraced streets are cleared in favour of
modern municipal housing blocks.
·· Alternative town centre uses such as
industrial and manufacturing begin to grow
around disused sites.
·· Throughout the 1970s, clearance of housing
in the town centre continued as larger
building forms begin to appear in their place.
Most notably are The Grosvenor Centre and
adjoining bus station (now demolished) and
the Royal & Derngate Theatre.

TIONAL USE ONLY.

© Landmark Information Group Ltd and Crown copyright 2019. FOR EDUCATIONAL USE ONLY.
© Landmark Information Group Ltd and Crown copyright 2019. FOR EDUCATIONAL USE ONLY.
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2.4 Land Uses
Predominant Building Footprints
The predominant existing use of buildings
within the town centre is diverse and varied
in terms of spatial arrangement and clusters
of complimentary uses.
There is a good balance of retail and leisure use
along the East-West axial routes through the
town centre, however based on the number of
vacant units, retail use is over prescribed.
Office use is the second most commonly
occurring in the town centre, however a good
proportion of this is vacant. The buildings that
are occupied tend to be smaller premises on
the perimeter of the town centre, which typically
come with parking provision that is easily
accessed via the town centre ring road.
The core of the town centre, alongside retail
and leisure, also provides a civic and cultural
function. The cluster of local authority, museum
and performance buildings located here define
Northampton’s Cultural Quarter.

SPRING
BOROUGHS

Residential use is clustered to the southern part
of the town centre and is comprised mainly of
terraced streets with some new build student
accommodation and residential change of use
developments.
There are a considerable amount of functioning
ecclesiastical buildings in the town centre,
which suggests there is a strong demand and
increased town centre activity on holy days.
With the exception of the South-East edge,
where the hospital and Becket’s Park reside,
the town centre is surrounded by residential
neighbourhoods.
Key

NORTHAMPTON
GENERAL
HOSPITAL

		 The Town Centre Area Boundary
		 Office
		 Commercial/Retail
		 Leisure/Refreshment
		 Hotel
		 Residential
		 Religious Facilities
		 Medical
		 Civic Services
		 Gallery/Museum
		 Musical Venue
		 Education
		 Car Park
		 Bus Station

BECKET’S
PARK
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2.4 Land Uses
Predominant Building Footprints
Retail:
8.8 hectares
14.1%

Office:
3.4 hectares
5.4%

Leisure:
3.3 hectares
5.2%

Residential:
3 hectares
4.9%

Northampton Town Centre Land Use
With the demand for retail premises now on the
decline, the dominance of existing retail space within
the town centre can be reduced. Space can be
reclassified to proportionally rebalance the existing
mix of uses, with a greater emphasis on residential,
office and leisure.
As illustrated below, a third of the land within the
town centre area is currently vacant. This high-level
assessment demonstrates the credible development
opportunities available in the town centre that can
seek to offer a range of mixed-use developments to
compliment and strengthen the existing town centre
uses.

Civic:
1.5 hectares
2.5%

Transport:
1.2 hectares
1.9%

Religious:
0.72 hectares
1.2%

Hotel:
0.6 hectares
0.95%

The Town Centre Area Boundary:
63 hectares

100%

Performance:
0.59 hectares
0.94%

Medical:
0.41 hectares
0.66%

Cultural:
0.39 hectares
0.62%

Educational:
0.13 hectares
0.22%

Highways:
11.4 hectares

Public Space:
6.3 hectares

18%

10%

Total Building Footprint:
23.9 hectares

38%
Total Building Footprint, Highways &
Landscape: 41.7 hectares

66%
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2.5 Existing Condition
Photographic Study
Northampton has a visually rich town centre.
Its streets feature many beautiful period
buildings presenting a range of architectural
styles and at its heart lies Market Square,
considered by many as one of the most
attractive and impressive Market Squares in
the UK.
Approaching from the railway station, the sense
of arrival is fairly poor, with the long walk along
Marefair and Gold Street suffering from vacant
sites, low quality retail and ad-hoc shopfrontages. These factors detract from the setting
and grandeur of the historic buildings lining both
streets.
Market Square is a great asset for Northampton
and is clearly well used. Its location close to
North Gate Bus Station and the busy bus route
on Drapery means it is easily accessible and
used by many as a way of navigating through
the town. Due to this heavy use, the public realm
appears tired and dated.

SPRING
BOROUGHS

The retail offer around Market Square is typical
of most UK town centres and is influenced by
the two adjacent shopping malls, Market Walk
Shopping Centre and The Grosvenor Centre.
Abington Street extends this retail offer beyond
the shopping malls, but is struggling to attract
tenants.
To the South-East of the town centre, the
Cultural Quarter and St. Giles’ Street offer an
alternative shopping experience, with a thriving
community of independent and boutique
retailers.
In the core of the town centre, the Cultural
Quarter provides a high quality public realm
experience framed by the Northampton
Museum, Royal & Derngate Theatre, NN
Contemporary Art gallery, Northampton
Filmhouse and a selection of bars, restaurants,
pubs, hair salons and fashion shops.
Framing all of this are the many historic
churches, a feature of the town centre that has
remained largely unchanged over the centuries.
Originally positioned at what would have been
the gated access points in the town wall and
defences, they also denote the cardinal axes of
Gold Street, Sheep Street, Abington Street, St.
Giles’ Street and Bridge Street.

12

11

North of Market Square is the Greyfriars area.
This brownfield site was the previous location
of the bus station and now vacant, has created
a physical barrier which suffers from poor
connectivity into the town centre from the North.

6

1
9
8
2
7
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5
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BECKET’S
PARK
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2.5 Existing Condition
Photographic Study

1. Market Square

2. The Guildhall

3. One Angel Square

4. Royal & Derngate Theatre and the Cultural Quarter

5. Northampton Museum and Art Gallery

6. St. Giles’ Church

7. The Parish Church of All Saints’

8. St. Giles’ Street

9. Drapery

10. Gold Street

11. Greyfriars

12. Northampton House and Greyfriars underpass
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2.6 Character Areas
Northampton’s Central Core
There are ten distinct character areas which
form Northampton’s central area. The three
which make up the town centre are; the
Historic Core, Greyfriars and St. John’s.
Historic Core
The Historic Core character area stretches the
breadth of the town centre and is characterised
by its medieval street pattern which hosts many
of the town centre’s key historic buildings and
landmarks.
Greyfriars
To the North is Greyfriars. This area is
characterised largely by its retail and commercial
use. It accommodates a significant amount of
post-war landmark buildings which puncture the
skyline and impact on local views.
St. John’s
To the South is the St. John’s character area.
Much like Greyfriars, this areas has seen
significant change to it’s urban fabric in more
recent times, with larger footprint and retail use
buildings introduced that now contrast with the
finer grain development of the Historic Core.

SPRING
BOROUGHS

Cultural Quarter
The Cultural Quarter is not defined as a
character area, but does stand out as a
separate area, best characterised by its use.

NORTHAMPTON
GENERAL
HOSPITAL
Key
		 The Town Centre Area Boundary
		 Brewery District
		 AVON
		 Cliftonville
		 Spring Boroughs
		 Grafton Street
		 Upper Mounts
		 St. John’s
		 Historic Core
		 Greyfriars
		 Cultural Quarter Boundary

BECKET’S
PARK
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2.7 Heritage
Listed Buildings & Conservation Areas
A number of conservation areas are
designated around Northampton’s town
centre area, established to protect and
enhance distinctive townscape and unique
collections of buildings.
It is clear that the Historic Core character area
is largely influenced by the conservation areas
of All Saints’, Derngate and St. Giles’. These
conservation areas retain much of the 13th
century street pattern of the medieval town
and present many high quality Georgian and
Victorian buildings as well as scheduled ancient
monuments.
The All Saints’ conservation area in particular
holds special significance, as it contains
Northampton’s Market Square, which has
retained its traditional use since 1235.
SPRING
BOROUGHS

In stark contrast to the areas covered by
the allocation of a conservation area, are the
large extents of town centre which remain
unprotected. Simply put, the areas in or around
Greyfriars, Abington Street and the South-West
fringe of the town centre are deemed unworthy
of conserving.

NORTHAMPTON
GENERAL
HOSPITAL

Key
		 The Town Centre Area Boundary
		 Grade I Listed
		 Grade II* Listed
		 Grade II Listed

BECKET’S
PARK

		 All Saints’ Conservation Area
		 St. Giles’ Conservation Area
		 Boot & Shoe Conservation Area
		 Holy Sepulchre Conservation Area
		 Derngate Conservation Area
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2.8 Movement
Existing Connections, Routes & Modes
Vehicular Movement
Surface and multi-storey car parks are typically
well located to the four corners of the town
centre, on the periphery of the ring-road area.
This mitigates the need for car journeys into
the town centre area. The one exception to this
is the Grosvenor Centre multi-storey car park,
accessed via Greyfriars.
Bus Routes
The primary public transport routes in and out
of the town centre occupy the same network of
roads once used by Northampton Corporation
Tramways, between 1903 and 1934.

Site Photos

1. Drapery and Sheep Street junction

Buses are the preferred method of local public
transport and are a dominant feature on many of
the town centre main roads. A number of arterial
bus routes cross the central core of the town
centre to serve North Gate Bus Station.
Most severely impacted by these bus routes
are Drapery and Gold Street, which form part of
an in-out ring-road ferrying buses to and from
the bus station. Furthermore, the sheer number
of bus stops along these routes obstruct
the pavements and shop-fronts, significantly
lowering the quality of the streetscape.

SPRING
BOROUGHS

3

4

2. Victoria Promenade pedestrian crossing

1

Pedestrian Movement
The flow of pedestrian movement across
the core of the town centre is generally well
connected, however the North-South links
across Greyfriars and through the Grosvenor
Centre are weak and signs often illegible.
The Market Square acts as a natural anchor
point which connects the retail and civic
destinations with North Gate Bus Station, as well
as generally assisting with navigation across the
town centre.

3. Greyfriars Road
5

Key existing connections with the railway station
and the University need to be improved to create
a fitting sense of arrival and encourage increased
student footfall.

NORTHAMPTON
GENERAL
HOSPITAL

4. Mayorhold multi storey car park
Key
		 The Town Centre Area Boundary
Primary Vehicular Movement

2

Bus Route
Pedestrian Movement
		 North Gate Bus Station
		 Multi-Storey Car Park
		 Surface Car Park

5. Horse Market pedestrian crossing

BECKET’S
PARK
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2.9 Public Realm
Existing Public Space and Landscape
Site Photos

Landscape and Public Realm
Despite having more parkland than any other
town in the country, Northampton’s town centre
has very little meaningful public green space.
The few significant green spaces that exist, are
often associated with the historic churches.
Smaller pockets of green space are scattered
across the town centre, but are typically
unclaimed or left-over land such as road sidings
and verges.

1. Street planting on Guildhall Road

SPRING
BOROUGHS

2. Entrance to Becket’s Park from Victoria Promenade

Although not very green, the core of town
centre does provide a reasonably good public
realm experience. The streets are pedestrian
focused and the public realm around the Cultural
Quarter is to a high standard. Extending this
same quality of public realm beyond the core
will help reconnect all areas of the town centre
and encourage greater levels of pedestrian
movement.
Of particular prominence is the town’s Market
Square. This public open space has a long and
rich history as one of the first and largest market
squares in the country. It’s significance as a key
part of Northampton’s identity is prevalent in the
views of the local community.
Becket’s Park
Becket’s Park is a traditional park along the bank
of the River Nene, and forms a green gateway to
the Northampton town centre.

5
4

3. Green pedestrian link via Victoria Gardens

NORTHAMPTON
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Whilst Becket’s Park is within close proximity
of the town centre, connections are poor.
Improving the public realm and connections to
the existing public spaces, such as Becket’s
Park, can be used as an opportunity to draw
landscape into the town centre to improve
the quality and sense of place, help tackle air
pollution alongside improving biodiversity and
create a more accessible and welcoming town
centre experience.

1
4. Existing Market Square public realm
3
2

Key

BECKET’S
PARK

		 Site Boundary
		 Trees
		 Public Green Space
		 Pedestrianised Space
5. Abington Street

		 Shared Surface
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2.10 Ownerships
Landholdings & Legal Ownerships
A large proportion of the land within the town
centre is currently under the ownership or leased by
Northampton Borough Council.

Study Area 1:

Study Area 2:

Study Area 3:

Study Area 4:

Market Square and Market Pavilion

Drapery

Waterloo House, Market Square

Emporium Way

Northamptonshire County Council also possess
significant landholdings and ownerships, and are also
responsible for roads as the highways authority.

Market Square is under the ownership of
Northampton Borough Council.

The external space that falls within the
Emporium Way study area is under the
ownership of Northampton Borough
Council. However, the buildings at the
end of Emporium Way which address
Market Square, are currently under third
party ownership. These buildings are only
partially let.

These separate landholders will come together in
2021, under the approved unitary authorities plan,
which will see the borough, county council, Daventry
and South Northamptonshire services merge to form
the new West Northamptonshire unitary authority.

The square is used on a regular basis by
local market traders, but throughout the
year the space also host events such
as; Christmas Lights Switch-on and
Northampton Pride.

The land and premises along Drapery are
under a variety of third party ownerships.

Waterloo House is under third party
ownerships. The ground floor is occupied
by two separate retail tenants and the
upper four floors providing self-contained
office suites are not currently let.

Study Area 5:

Study Area 6:

Study Area 7:

Study Area 8:

Greyfriars Road

Greyfriars

Abington St. Residential Quarter ‘Eastgate’

Fish Street Regeneration and
Landscape

The majority of the Greyfriars study area
is under the ownership of Northampton
Borough Council.
Greyfriars Road is under the ownership
of Northampton Borough Council. The
road is currently used as the servicing
and multi-storey car park access for The
Grosvenor Centre

The vast majority of the study area is the
brownfield site of the former bus station.
Also included is the Upper Mounts surface
car park, owned and operated by the
borough council.

The area is under a variety of third party
ownerships. Northampton Borough
Council currently own the Wellington
Street car park and land to the north of
this. A planning application has been
submitted for a residential change of
use scheme on the vacant retail units on
Abington Street.

Study Area 9:

Study Area 10:

Study Area 11:

Study Area 12:

30 St. Giles’ St. Co-Working Office

24 Guildhall Road

Swan St. Site

Albion Place Site

30 St. Giles’ Street is under third party
ownerships. The ground floor is occupied
by three separate retail tenants and the
upper two floors provide self-contained
office suites are not currently let.

24 Guildhall Road, the former
Northamptonshire County Council office,
is under the ownership of Northampton
Borough Council. The building is not
currently occupied.

The Swan Street site is under the
ownership of Northampton Borough
Council. The site is currently a surface car

The Albion Place site is under the
ownership of Northampton Borough
Council. The site is currently a surface car

park, owned and operated by the borough
council.

park, owned and operated by the borough
council.

Study Area 13:

Study Area 14:

South Marefair Residential Quarter ‘The Green’

Former Castle House Site, Marefair

Part of this study area is under the
ownership of Northampton Borough
Council. The Marefair surface car park,
owned and operated by the borough
council comprises much of this. Several

independent businesses, including car
garages and a music rehearsal studio
operate within the study area.

The Castle House site is under the
ownership of Northampton Borough
Council.
The neighbouring Chalk Lane and
Doddridge Street car parks are under
separate third party ownerships.
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2.10 Ownerships
Landholdings & Legal Ownerships
Study Areas
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.

SPRING
BOROUGHS

Market Square and Market Pavilion
Drapery – Co-Working and Activating Ground Floors
Waterloo House, Market Square
Emporium Way
Greyfriars Road
Greyfriars
Abington Street Residential Quarter -‘Eastgate’
Fish Street - Landscape Regeneration
30 St. Giles Street Co-Working
24 Guildhall Road, former Northamptonshire County
Council Offices
Swan Street Site
Albion Place Site
South Marefair Residential Quarter -‘The Green’
Former Castle House Site, Marefair

6

5

7

4

2

1
8
3

9

14

10

NORTHAMPTON
GENERAL
HOSPITAL
11

13
12

BECKET’S
PARK

Key
		 The Town Centre Area Boundary
		 Study Areas
		 Northampton Borough Council Ownership
		 Northamptonshire County Council Ownership
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3.0 Opportunities & Potential

“We shouldn’t be talking about the high street, which I
believe is the wrong term, we should be talking about
town centres.
It is about providing new hubs and re-imagining town
centres, that is the direction we should be going and
not looking at how we can save what people call the
high street today.
The future all depends on local inspirational people and
leaders who can bring people together and share great
ideas to reshape their community. The funding and
locations are there to help them do the job of creating
the town centre of the next 20 years.”
Sir John Timpson CBE
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3.1 Summary of Analysis
Masterplan Themes
The initial ideas presented in this chapter bring
together emerging themes taken from the site
analysis topics. They summarise the key issues
the masterplan must look to address and will
underpin the development of the detailed masterplan
proposals for the town centre.
The brief for the detailed masterplan study includes
five Quarters within the town centre, containing
individual study areas. Each will be assessed in their
own right, but will continually refer back to these
themes. This will ensure the combined study areas
contribute in their own part to the bigger picture;
a cohesive and holistic town centre masterplan
proposal.

Boundary

The Town Centre Boundary
Northampton’s town centre is physically and
strategically defined by a road. Although difficult
and unpleasant to navigate as a pedestrian, this
car dominated environment does benefit the
town centre by keeping vehicular traffic outside
and helping to ensure the heart of the town is
pedestrian focused.
This barrier has also become a symbolic
threshold for our contemporary idea of what
town centres are used for. One hundred years
ago, the predominate use was residential and
the notion of a town centre boundary was
blurred.
Now we must consider how we begin to break
down this barrier and allow alternative uses, like
residential, back into the town centre.

Connections

Connecting the Town
Within the town centre boundary, there is
a noticeable lack of open and public green
space. The town centre area historically has
been a dense network of streets and buildings
with the exception of the Market Square and
churchyards.
Becket’s Park, just outside the town centre
boundary, is a fantastic asset which provides
a welcome contrast to the dense urban
environment of the town centre. Despite their
close proximity, the vehicle dominated ring
road passing between the park and the town
centre means the two locations feel unrelated
and separate. Enhancing the poor connections
across the ring road to improve access and ease
of use of the park is important to Northampton
and the regeneration of the town centre.
Positioned between the town centre and the
University of Northampton’s Waterside Campus,
Becket’s Park forms an important link in the
pedestrian route to and from the town centre.
Improving connections would help the University
and its student population feel part of the town
centre.
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3.1 Summary of Analysis
Masterplan Themes
Retail

Consolidation of the Retail Core
Retail uses have spread far beyond the extent
of the historic retail core and not for the better.
Radiating out along the East-West axial routes
of Abington Street and Gold Street, the sheer
volume of retail floor space is now far in excess
of the demand and needs to be consolidated
and intensified. The empty shops across the
town centre give a poor image and reflect a lack
of demand and activity.
Consolidating the retail offer back into the heart
of the town centre will create a more resilient
and unified retail presence that can withstand
the impact of changing shopping habits and
avoid empty spaces occurring in the future.
Experience led retail is also crucial to the
ongoing success and sustainability of the town
centre offer.
A rejuvenated Market Square, re-imagined as a
food destination, will act as a focal point for this
stronger retail core to anchor around.

Development

Development Opportunities
The town centre has too much space compared
to the current demand. This is made up of
empty buildings both at ground and upper floor
levels, alongside empty or under utilised sites.
These include large scale examples as illustrated
below, where new ‘quarters’ can be created.
Encouraging the growth of residential,
commercial and leisure uses will increase both
day time and night time activity, strengthening
the appeal of the town centre and generating
more reasons to be in Northampton. As the
existing retail core shrinks, new ground floor
uses must be created to intensify lost areas of
the town centre.
Large scale development opportunities should
explore the potential of mixed uses, to create
places to work, live and play.

Catalyst Projects

Catalyst Regeneration Projects
There is opportunity for high quality, new
architecture and public realm projects to help
forge new connections and inform the much
needed improvement of existing ones across the
town centre area.
Finding renewed purpose for existing vacant
buildings and sites will aid with the repair of
the urban grain and bring alternative uses and
activity back in to the town centre.
Catalyst regeneration projects will lead by
example for all future developments and set the
tone for integrating with the town centre’s many
historic assets, such as working to strengthen
the offer of the Cultural Quarter, encouraging
the energy and popularity of St. Giles’ Street to
influence more of the town and reconnecting
with Becket’s Park.
These measures will broaden Northampton’s
appeal, improving the town centre experience
for its residents, workforce and visitors.
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3.2 Emerging Ideas
Masterplan Design Principles
Arrival

This detailed masterplan study is based on
a set of design principles which will oversee
the transformation of the town centre as
it moves towards a denser, greener and
connected environment.
These design principles are our repose to the
challenges highlighted in the themes discussed
earlier in this report and are illustrated in the
diagrams adjacent.
Together, these design principles seek to
revitalise the town centre with a comprehensive,
vibrant and unique range of residential, retail,
leisure, employment and cultural activities, which
will see Northampton once again become a
destination and focal point for the wider county.

Arrival

Cohesion

Key
		 The Town Centre Area Boundary
		 Movement
Primary Gateway
Secondary Gateway

Identity

Growth

Access
&
Movement

Transport

Green
Infrastructure

The town centre can be accessed through
a variety of means, with different modes of
transport providing different points of arrival.
Establishing a strong sense of arrival is critical in
setting the tone which underpins the entire town
centre experience.
Currently arrival by car is made easy through
the availability and accessibility of car parking
provision, but this comes at the detriment to the
surrounding neighbourhoods and roads. The
experience for bus users is perceived as poor
due to the accessibility of the bus station, while
railway users are welcomed into an inhospitable
setting with little connection or notion of the
town centre. Pedestrian and cycle links need
to be better to encourage and promote active
travel into, across and beyond the town centre.

The masterplan will consider how these
methods of arrival can become legible
thresholds that define and celebrate movement
from one recognisable space or place to
another. By creating a sequence of positive
gateways into the town centre, this in parallel will
begin to define the town centre’s unique identity.
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3.2 Emerging Ideas
Masterplan Design Principles
Cohesion

The town centre lacks cohesion between its
definable areas, communities and quarters.
This lack of interrelatedness is most apparent
through the poor north-south connections
resulting from the physical barrier created by the
Greyfriars area and Grosvenor Centre.

Key
		 The Town Centre Area Boundary

Poor connectivity across the town centre
has resulted in a broad lack of activity and
reduced footfall, which has helped contribute
to the struggling retail offer. With simply not
enough people willing to use or cross the town
centre, areas such as St. Giles’ Street are now
beginning to suffer.

The masterplan will look to repair and restore
the connections across the town centre with
place-making and public realm proposals which
complement the emerging identities of different
areas, communities and quarters. Improved
connectivity will encourage greater movement
and enable deeper awareness of what is on
offer, giving people more reasons to move
across the broader town centre area.

Identity

Key
		 The Town Centre Area Boundary
		 Retail Core
		 Independent Retail
		 Residential

		 Town Centre Area Boundaries

		 Residential/Mixed Use

		 Good Connections

		 Business Use

		 Poor Connections

		 Business/Mixed Use

		 Barriers

		 Cultural Quarter Boundary

In parallel with addressing the notion of
cohesion, the masterplan must recognise the
distinguishable areas of the town centre in their
own right.
The consolidation of existing town centre uses,
such as retail, and the introduction of new uses
such as residential, will see the boundaries
of these areas shift into new districts and
neighbourhoods. The masterplan must offer
strategies that establish identifiable and legible
urban characters to these places.
The hierarchy of pubic space, palette of
materials and combination of uses will all
need to be carefully considered with the aid of
precedents.

The masterplan must ensure the town centre
remains diverse and inclusive in its appeal,
where a broad range of overlapping activities
can create animation, inspiration and foster vital
public life.
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3.2 Emerging Ideas
Masterplan Design Principles
Growth

The masterplan will demonstrate how the town
centre can grow, with viable development
opportunities identified in and amongst its
existing assets.

Access & Movement

There are significant opportunities for
growth, particularly within the residential and
commercial sectors, across numerous locations.
Supplementary to this is the potential for
rejuvenated retail and leisure opportunities.

Key
		 The Town Centre Area Boundary

Collectively, these opportunities will illustrate
an integrated urban renewal proposal that
introduces vibrant alternative uses into the town
centre.

All parts of the town centre must be accessible
and inclusive to all users. The public domain
plays a huge role in ensuring this happens by
providing urban culture and street life and a
place to thrive.
The masterplan will look to establish a network
of positive and safe public spaces and routes
across the town centre, connecting the
emerging districts and neighbourhoods to
support greater social integration.

Key

		 Retail Growth

		 The Town Centre Area Boundary

		 Residential Growth

		 Primary Movement

		 Business Growth

		 Secondary Movement

		 Mixed Use

		 Public Space

Greater town centre mobility will further support
the notion of cohesion by helping to mend poor
connectivity. Allowing people the freedom to
move further around the town centre will bring
renewed activity and interaction to its streets,
square and parks, restore social value of the
public realm and support health and well-being.
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3.2 Emerging Ideas
Masterplan Design Principles
Transport

It is possible to reach Northampton by
numerous means. The town centre has good
public transport links, as a destination on the
West Coast Main Line and as a hub for the local
bus network. Despite this, travelling by car is the
preferred method of transport, encouraged by
the abundance of parking and as a result, the
surrounding areas are overcome with traffic.
The masterplan will seek to influence, where
possible, the existing public transport networks
to improve their accessibility, whilst creating clear
and legible cycle and pedestrian routes that will
integrate with surrounding infrastructure.

By creating a connected, appealing and safe
movement network for walking and cycling,
active travel will become a more viable option for
local people looking to access the town centre,
social centres such as the University campus
and the surrounding neighbourhoods.

Green Infrastructure

The proposals will illustrate how the introduction
and improvement of quality public realm can
compliment both local heritage and the natural
environment as a response to the challenges
faced by increasing urbanisation.

The masterplan will work towards transforming
Northampton into a centre for sustainable
mobility, where it is easier to walk, cycle or use
public transport than to travel by car.

Key
		 The Town Centre Area Boundary

Key
Primary Vehicular Movement

Streets, gardens and parks are essential
elements in creating popular, healthy and
sustainable communities, therefore the
masterplan will look to maximise the potential of
the town centre’s existing green infrastructure.

Proposed Green Swaths

		 North Gate Bus Station

		 High Quality Public Realm Integrated Green Space

		 Multi-Storey Car Park

		 Existing Green Spaces
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3.3 The Town Centre Experience
The Future of the High Street
This detailed masterplan study is based on a
set of design principles which will oversee the
transformation of the town centre as it moves
towards a denser, greener and better connected
environment.

Retail
Specialist retail that serves the community, and
therefore attracts visitors looking to discover a
unique range of shopping experiences. These
sorts of retailers exhibit, curate and celebrate
local skills, trades and products.

Creating a diverse offer of restaurants, bars and
eateries will attract more people to visit and stay
for longer, and stimulate a more vibrant evening
atmosphere in the town centre.

Makers Market events can bringing together the
finest award winning food, drink, art and craft
producers in the area. These sorts of events
bring local communities together to eat, drink,
taste, shop, socialise, relax, watch, listen, enjoy
and discover.

Today, the internet, rise of online shopping and
out of town retail destinations have created
a consumer culture, driven by demand for
convenience, unlimited choice, and optimal
value. However, there are certain things the
internet cannot provide; experience. Enjoyable,
multifaceted experiences, that are distinctly
local, and impossible to find anywhere else
are something that regional town centres can
specialise in, and use to distinguish themselves
from the competition and each other.
The future of the town centre all depends on
local inspirational people and leaders who can
bring people together and share great ideas
that allow retailers, producers and providers to
look beyond financial returns to the overall social
value and purpose of place.

Guildhall Road and Cultural Quarter Vision

Duke Street Market, Liverpool - Independent food hall

Almost Famous, Manchester - Secret burger joint

Rare Mags, Stockport - Specialist book store

The Makers Market, Chester - Monthly craft fair

Clicks & Mortar Pop-Up, Manchester
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3.3 The Town Centre Experience
The Future of the High Street
Leisure, Health and Well-being and Exercise
Leisure uses are becoming ever more popular,
generating activity before and after hours in town
and city centres.
Boutique gyms and spas conveniently located
are often used by workers before and after
working hours. Demand for more socially
orientated activities such as personal training
and specialist classes is growing, and new
wellness concepts are emerging that pair these
activities with healthy food.

Junkyard Golf and Flight Club’s social darts,
are new leisure concepts that offer fun, social
activities and are often enjoyed during evenings
and weekends.

Making and Working
It is becoming more and more the case, that
traditional retail spaces are being adapted to
offer different uses.
Existing retailers are now exploring opportunities
to use their spaces to provide alternative uses in
new, imaginative ways. Teaming up with artists,
designers and makers, some retailers are using
their spaces as classrooms and workshops to
hold evening sessions for activities ranging from
jewellery making to screen printing.

This reinvention of how retail spaces can be
configured and used has generated an exciting
and socially enriching way to sustain activity in
town centres after-hours and also generates a
new source of revenue for retailers.

Education
Consumers are becoming more responsible
and conscious of how the things they buy are
sourced and made. This has informed a growing
interest into production techniques and from this
a new business of master-class experiences has
emerged.
Cooking classes, bread making workshops,
pasta master-classes and gin distillery
experiences give tailored, behind the scenes
insight into how our favourite food and drink is
made, and these skills are shared for you to try
at home. These sorts of experiences are

Flight Club, Nationwide - Social darts

Junkyard Golf, Leeds

Fred Aldous* , Leeds - Screen printing and candle workshops

Redsmith Distillery, Nottingham - Gin school

Kettlebell Kitchen, Salford - Healthy fast food

KXU Wellness Hub, London - Boutique exercise studios

Form Lifestyle Store, Manchester - Floristry and clay jewellery workshops

Hobbs House Bakery, Bristol - Bread making workshop

Overdrawn, Ancoats General Store, Ancoats - Sketching workshop

I Can Make Shoes, London - Shoe making classes

Foodwell, Manchester - Wellness concept, mixing exercise classes with healthy food

popular as birthday presents or group activities
to share with loved ones.
It is possible to see this sort of experience work
well in Northampton, as a concept orientated
around the historic industry of shoe making. This
would offer a distinctly local experience, that can
showcase the skills and quality materials of the
remaining local shoe manufacturers.

Salvis’, Manchester - Pasta making master-class

4
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4.0 Town Centre Masterplan

5plus | Northampton Borough Council

48

4.0 The Masterplan
Overview
The masterplan aims to maximise the potential of
the town centre area and outline a framework of
development for under-utilised buildings and sites to
create a distinctive and vibrant urban centre.
The following pages will explore a range of
development and urban design proposals,
geared towards consolidating the retail core,
growing the density of the town centre and
nurturing an ecosystem for all kinds of urban life
to flourish and expand.
These proposals are framed within five town
centre Quarters:
··
··
··
··
··

Market Square
Greyfriars
Abington Street - Eastgate Quarter
The Cultural Quarter
Marefair

SPRING
BOROUGHS

5

6

These Quarters have been defined partly by use
but also by the study areas as outlined in the
original brief, and their coming together based
on geographical locations and connections to
each other.
New open spaces, buildings, activated ground
floor frontages, amenity space, circulation
space, soft landscaping, active travel networks
and improved town centre movement are all
intended to enhance the existing town centre,
inspire social inclusion, facilitate informal
interaction, encourage people to linger and
generally enrich community life, ultimately
creating a welcoming user experience.

4

7

1
2

8
3
9

14

10
13

NORTHAMPTON
GENERAL
HOSPITAL

11
12

Key
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.

Market Square
Drapery
Waterloo House
Emporium Way
Lady’s Lane
Greyfriars
Eastgate
Fish Street
30 St. Giles’ Street
24 Guildhall Road
Swan Street
Albion Place
The Green
Heritage Gateway

BECKET’S
PARK
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4.0 The Masterplan
Illustrative Masterplan
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4.1 Market Square
Overview
Market Square
The masterplan proposals focused
within the Market Square area are
principally concerned with four
study areas:
·· Study Area 1: Market Square
and Market Pavilion
·· Study Area 2: Drapery
·· Study Area 3: Waterloo House,
Market Square
·· Study Area 4: Emporium Way

1. The Parish Church of
All Saints
2. Market Walk
Shopping Centre
3. The Grosvenor
Centre
4. North Gate Bus
Station
5. Debenhams
6. Corn Exchange
7. Belgrave House
8. Waterloo House
9. Market Square and
Market Pavilion
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Existing Condition
Northampton’s Market Square is
the historic and symbolic heart
of the town centre. The square is
surrounded by the historic building
pattern of Drapery and Mercers
Row along with The Grosvenor
Centre and Market Walk shopping
malls.

Key

3

The square is occupied by a local
traders market which has struggled
to adapt to changing retail habits
and trends, as have many of the
surrounding retail units. The square
also has other uses, as an event
space for concerts and festivals.
The public realm throughout the
square is tired and in need of an
update.
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4.1 Market Square
Identify Appropriate Uses
Precedents

1

Tallinn, Estonia

2

3

The Corn Exchange, 5plus Architects

Farmers’ Market, Bengo Studio

Proposed Uses

1. Rejuvenation of
the current market
stalls to provide
a more attractive
and future-proofed
platform for
independent traders.
2. Introduce more
restaurants and bars
around the perimeter
of the square.
3. Central pavilion for
street food events,
makers markets and
special occasions.
4. Sensitive restoration,
reuse and re-imaging
of historic buildings
and façades that
enclose Market
Square.
5. Waterloo House:
Rebuild or refurbish
into high quality
landmark building.
6. Re-purpose upper
floors as commercial
space to bring a
broader mix of
activity into the heart
of the town centre.
7. Market Square; an
endlessly adaptable
space, for commerce,
social gatherings and
civic events.

GREYF

Market Square’s deep rooted function has
always focused around commerce and trade.
The four development opportunities in this
area will reposition Market Square at the centre
of a stronger, consolidated retail core and reestablish the square as the heart of the town
centre.

RIARS

A. Market Square
Pivotal to the identity of the square is the
market itself. Transforming the existing stalls to
provide a smaller and more attractive platform
for independent traders, will encourage greater
footfall, bringing a new demographic into the
square, while also freeing up space for other,
concurrent functions, events and activities.
Responding to the notion that high street retail
is tired and uninspiring, food retail reflects our
desire for a more multifaceted experience, so a
food and produce market pavilion is proposed
in the square. This will support specialist traders,
independent restaurants, bars and produce
markets. The historic building façades that form
the square will be given similar uses at ground
floor, anchored around the traders, food and
produce market pavilion, creating a vibrant
ecosystem of supportive business. Above
ground floors, spaces will be reconfigured to
provide opportunities for workspaces. This also
applies to Market Walk shopping mall, but on
a larger scale, improving the way this building
interacts with Market Square.

D

B

ET
B. Drapery
R E will be revived as a key shopping area at
Drapery
ST
O N the centre of the retail core. The unique buildings
GT
running down the eastern edge of Drapery allow
N
I
AB
ground floor units to trade all the way through
to Market Square. This effectively extends the
influence of Market Square to include all of
Drapery and together they will generate greater
footfall.

A

DRAPERY
C

ME
4

Alex Monroe Workshop, DSDHA

5

South Molton Street, DSDHA

RC

’S
ER

RO

W

C. Waterloo House
A landmark building opportunity which straddles
Market Square and Abington Street, providing
much needed Grade A commercial office
space within the town centre. A catalyst for the
regeneration of Market Square.
D. Emporium Way
Removal of vacant buildings to open up
Emporium Way, establishing new vistas between
Market Square and Greyfriars and providing
an improved landscaped route animated by
additional market trader and retail frontages.
Key
		 Retail / business workspace above ground floor
		 Leisure / business workspace above ground floor
		 Residential

6

7

Piece Hall, Gillespies

		 Religious
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4.1 Market Square
Public Uses
Northampton’s Market Square is one of the
oldest public squares in the UK, with an 800
year history as a market place. It must now
reflect the town’s ambitions and aspirations
for the future and be a catalyst for renewed
town centre activity.

Water Feature

Integrated water features enliven spaces on
quieter days while remaining discrete and
unobtrusive on busy trading days and during
events.

Traders Market

The fountains at Granary Square, King’s Cross
illustrate an animated space, while the City
Park Mirror Pool and Fountain in Bradford
demonstrates how a flexible, fluid design can
totally transform a public space.

For Market Square to thrive into the future, it
must provide unhindered access for all, use
durable and high quality materials, provide new
water features, introduce soft landscaping,
integrate street furniture, create flexible
performance space, allow people to linger,
encourage 24 hour use, enable perimeter activity
to spill out into the space, and attract new users.

A more varied array of market stalls, combined
with specialist trading days for food, drinks and
crafts, will brings wider interest and greater
footfall Market Square.
This can be seen at the Canopy Market in
King’s Cross, as well as at Altrincham Market
marketplace, which features general trading
days in addition to dedicated craft, food and
textile days.

A flexible programme of traders markets,
seasonal festivals, cultural events and
performances have been explored adjacent to
demonstrate how adaptable the space must be
and how intensively it can be used.
The space must excite and inspire. Specially
commissioned public artwork will allow people
to endlessly re-imagine the space, whilst
generating a drive for greater tourism.

Art Installation, Trinity Square, Hull

Granary Square, King’s Cross

Bradford City Park

Canopy Market, King’s Cross

Altrincham Market
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4.1 Market Square
Public Uses
Open-Air Cinema
& Performances

Open-air cinemas and stages enable the Market
Square to transition from day to night while
continuing to attract a large number of visitors.

Seasonal Events

Piece Hall, Halifax

Amusements

Winchester Christmas trading markets
demonstrate how specific trading events can
generate greater interest and revenue.

The Luna Cinema London highlights how
cinema spaces can be flexible and adaptable.
Temporary stages are multi-purpose and can
be quickly erected and taken down as needed
for specific events in and around the more
commonly occurring market traders stalls.

Summer Screen, Somerset House

Seasonal events attract a wider demographic
and greater footfall at a key trading time.

The carousel in Bergamo, Italy encapsulates
how specific attractions can transform a space.
Street artists draw crowds, such as at Edinburgh
Fringe.

Lancaster town square ice rink shows how
seasonal amusements can attract the public to
meet and enjoy a central communal space.

Christmas Markets, Winchester

Ice Rink, Lancaster

Temporary amusements attract a wider
demographic from further afield. Specific
amusement park attractions and stalls
encourage a greater number of people to
engage with Market Square.

Hotel Ville, Paris

Fringe Festival, Edinburgh
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4.1 Market Square
Create New Public Routes
Market Square is a central node that helps
people to orientate themselves within the town
centre. Bus users, shoppers and workers using
the nearby car parks, all pass though the space
upon arriving in the town centre. However,
moving through the square is not always easy.
To establish better connections into and via the
square, a movement network is proposed which
utilises existing routes such as Abington Street
and Mercers Row, in conjunction with new and
improved connections including Sheep Street
and Emporium Way leading to Greyfriars.

Proposed Public Routes

Precedents

GREYF

1. Increased footfall
through Market
Square encouraged
by events, specialist
markets and renewed
sense of place.
2. Creation of new
green connections.
3. Discrete zoning
for primary and
secondary circulation,
activities and
servicing to safely
maximise flexibility
and usability of the
square.
4. A social transient
space where people
can dwell and soak
up the atmosphere.

RIARS

The sequence of movement across the
square is prioritised along a desire-line running
diagonally from the north-west corner down to
the south-east corner. This primary route begins
to define activity zones, and from it, secondary
movement can occur as people disperse into
the reconfigured traders market, food and
produce market pavilion, or choose to travel
around the perimeter of the square for more
direct access to the Grosvenor Centre, periphery
retailers and restaurants.

1

Stroget Pedestrian Zone, Copenhagen

Along Drapery, the removal of traffic and bus
stands will allow the street to become part of an
active travel route, reconnecting the town centre
with Sheep Street, forming new potential for
north-south movement.
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Boulogne, Mutabilis Landscape Architecture

3

Place de Jaude, Atelier des Paysages

W

Key
Primary Thoroughfare
Secondary Thoroughfare

4

Israels Plads, COBE
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4.1 Market Square
Create Hierarchy of Public Spaces
Precedents

Proposed Public Spaces

1. Market Square; an
endlessly adaptable
space, for commerce,
social gatherings and
civic events.
2. High quality public
realm that celebrates
the significance of
the Market Square
and the civic value
it brings to the
people and place of
Northampton.
3. Sensitive restoration
and reinvention of the
Market Square and
its function.

1

Market square is the most important public
space in the whole of Northamptonshire, but its
current appearance does not promote this fact.
Extensive, high quality public realm regeneration
is needed to bring the square back to its former
glory and reinstate it’s civic value.

GREYF

RIARS

Improvements to the public realm must be
historically sensitive in order to re-imagine
the square in a way that is befitting of the
architectural setting. Enhancements must
complement the impressive building façades
lining the square, as well as providing a flexible
space for a year-round programme of events.
The square must cater for the broadest
possible range of functions. It must be a
flexible, multi purpose, adaptable square where
complimentary uses create a critical mass of
activity which sustains use and enjoyment of the
space.

Piece Hall, Gillespies

However, Market Square must also be a
destination in its own right. It must provide a
comfortable setting for people to meet, sit,
chat, relax, make a call, on the occasions when
markets and events are not scheduled. Quality
surface treatments, lighting, seating, planting
and public art are all necessary in achieving
this, to establish a unique sense of place for the
square. The inclusion of a water feature would
further help animate the square, and serve as a
poignant reference to the much loved but sadly
lost, Market Square Fountain from 1863.

RE

DRAPERY

2

ET

Mercers
Row and Drapery will be characterised
ST
O N as transient spaces that allow people to flow
T
G
with convenience, in and out of Market Square.
IN
AB
Emporium Way should also provide this function,
offering a route through to Greyfriars. However
existing significant level changes and highways
infrastructure will need to be addressed and
reconfigured through detailed design proposals
to realise this route.

The Voyage, BCA Landscape
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Along Drapery, the goal is to create a healthier
street by removing bus bays, restricting car
movement and introducing an active travel
route. Improvements to the public realm will see
footpaths widened in anticipation of increased
footfall as a result of the renewed retail offer,
and different surface treatments will be used to
balance the requirements of pedestrians with
those of cyclists.

Key
		 Primary Public Open Space
		 Transient or Shared Public Space
		 Existing Trees
3

King’s Cross, Townshend Landscape Architects

		 Proposed Trees
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4.1 Market Square
Activate Frontages
Market Square sits at the heart of the town
centre and is the pinnacle of it’s consolidated
retail core. It is therefore, the objective of the
masterplan, to maximise active frontages at
ground floors to all existing and new buildings
to positively animate routes and prevent the
creation of ‘dead’ spaces. This will include
Drapery and Emporium way, leading to
Greyfriars.

Proposed Active Frontages

GREYF

Precedents
1. Rejuvenation of
the current market
to provide a more
attractive and futureproofed platform
new businesses to
establish themselves
in the town centre.
2. Introduce more
restaurants and bars
around the perimeter
of the square in a
way that celebrates
the historic façades.
3. Passive frontages
can be introduced
above ground floor
with the creation
of new town
centre workspace
opportunities.
4. Well designed,
interactive market
stalls can generate
their own active
frontages on a
smaller, more
intimate scale.
5. Emporium Way: retail
frontage created
along the route to
create a dynamic
transient route that is
attractive to use.

RIARS

By consolidating the retail offer back into the
heart of the town centre, vacant units will be
filled and shopping streets will be completed,
defining a more resilient and unified retail
destination. It is in this location where experience
led retail should feature more regularly, to help
diversify Northampton’s town centre experience
from that of other shopping destination in the
region.
A rejuvenated traders market will generate
its own activity, with shoppers and browsers
mingling amongst new trading stalls, while the
adjacent food and produce market pavilion,
which will trade out from all sides, acts as a
focal point within Market Square for social
interactions.
Market Square will be surrounded on all sides by
direct active frontage, provided by a combination
of shops, restaurants and bars. This mix will
ensure the square is active at all times of the day.

DRAPERY
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Alex Monroe Workshop, DSDHA

4

Pop-Up Market, Appear Here

ET

2

’S
ER

Piazza Navona, Rome

1

Bruges, Belgium

W

Key
		 Passive Frontage
		 Direct Frontage

5

Flourish, Manchester
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4.1 Market Square
Access, Circulation & Ease of Use
Precedents

Music Boxes, Media City , BDP

1

1. Public realm
and landscape
design to allow
maximum flexibility
for temporary and
seasonal events,
markets and festivals.
2. Surface materials
applied in a way
which suggests
zones for different
activities.
3. Public realm
designed to avoid
kerbs and change
in level to improve
accessibility.
4. Shared surface public
realm along Drapery
to remove or control
vehicle movement,
de-clutter the street
and re-establish
shop-fronts as the
focal point of the
street.

Proposed Access

For Market Square to succeed and flourish, it
must be functional and universally accessible
to all.

GREYF

The landscape and public realm design must
eliminate kerbs and changes in level to improve
accessibility, giving people the freedom to
roam and re-imagine the space to suit their
own needs and imagination. The square must
provide a sustainable and flexible platform, able
to accommodate a broad range of community
and commercial uses for years to come.

RIARS

External lighting must be integrated into the
floor, building façades and street furniture to
avoid the use of lighting columns, which would
restrict how the space is used, nor would it be
historically authentic.
Ensuring Market Square is integrated within a
wider movement and active travel network, with
key routes passing by and through it, will mean
the space is better connected and receives
greater footfall. Improving visual connections
to the square with the remodelling of Waterloo
House, will create a more fitting vista for the long
views down Abington Street and Mercers Row,
signalling the entrance to the square.
Around the perimeter of the square is an 8 metre
circulation and trading zone. This is divided into
3 metres for external trading and restaurant
seating, and 5 metres for general circulation,
servicing and emergency vehicle access.

RE

ET

Outside
of the square, Drapery is cleared of bus
ST
O N stands and traffic is only permitted after hours.
T
G
Coupled with enhancements to public realm,
IN
AB
these interventions will improve accessibility for
pedestrians and support the revival of retail uses
in the core of the town centre.
2

Piece Hall, Gillespies

3

Caruso St. John, Stortorget, Kalmar
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Key
Primary Thoroughfare
Servicing and Access
		 External Trading and Seating Zone
		 Transient or Shared Public Space
4

Bond Street, Publica

		 Landmark Building
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4.2 Greyfriars
Overview
Greyfriars
The masterplan proposals focused
within the Greyfriars area are
principally concerned with two
study areas:

Development Potential
Approximate new-build floorspace

·· Study Area 5: Greyfriars Road
·· Study Area 6: Greyfriars

Leisure & Recreation
GIA = 65,500 m2 / 705,800 ft2

Existing Condition
The area was once the location
of Northampton’s vast Greyfriars
Bus Station. The building was
originally conceived as part of the
neighbouring Grosvenor Centre
which opened in 1976, but fell
into disrepair and was closed and
demolished in 2015.

Commercial Office
GIA = 65,500 m2 / 705,800 ft2

The site has sat dormant ever
since, with numerous and varying
proposals for the redevelopment of
the brownfield land considered.

Residential
GIA = 65,500 m2 / 705,800 ft2

Leisure & Recreation
GIA = 2,750 m2 / 29,600 ft2

5
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Transport
GIA = 1,040 m2 / 11,190 ft2
Car Parking
GIA = 25,480 m2 / 274,350 ft2
6
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The site is bound by two major
highways, and suffers from severe
level changes, with pedestrian
movement demoted to subways
and underpasses. These poor
quality thoroughfares are now
considered unsafe and activity in
the areas has been diminished.
These poor connections have
resulted in the northern part of the
town centre becoming severed
from the core.

Key
1. The Grosvenor
Centre
2. North Gate Bus
Station
3. Corn Exchange
4. Belgrave House
5. Northampton
Combined Crown
and County Courts
6. The Church of the
Holy Sepulchre
7. Northampton House
8. Market Square
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Key Plan

8
DRAPERY

2
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4.2 Greyfriars
Identify Appropriate Uses
Precedents

Kings Crescent Estate, Karakusevic Carson Architects

1

1. Low to medium rise,
urban residential
development bringing
residential use back
into the town centre.
2. Connected
neighbourhoods with
access to spaces and
facilities that promote
active lifestyles and
social interaction.
3. Shared external
spaces providing
passive surveillance.
4. Residential
neighbourhoods
linked to cycle and
footpath networks
to encourage active
travel.
5. New commercial or
civic offices located
with existing public
service buildings.
6. New commercial or
civic offices accessed
by new, high quality
public realm.

Proposed Uses

The Greyfriars site presents a major opportunity
for regeneration to Northampton’s town centre.
This significant development opportunity can be
used to bring much needed activity back into
the town centre and at the same time reconnect
the northern part of the town centre area with
the core.
The masterplan seeks to introduce residential
uses on a large scale to create a new urban
neighbourhood, accompanied by intrinsic
landscaping, a hierarchy of functional open
spaces and movement corridors. Key to this
will be a linear park, a major new piece of public
realm with pockets of intensive landscaping in
the town centre, running East to West along the
rear edge of the Grosvenor Centre. The linear
park will provide substantial outdoor space for
the residential community, supporting improved
mobility with new connections, social interaction
with spaces to relax and come together and
health and well-being with areas to exercise.

Key
		 Office
		 Retail
		 Residential
		 Leisure & Recreation
		 Civic Services
		 Car Parking
		 Transport
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Lastly, a bus and coach interchange is proposed
that will provide additional capacity, capable
of receiving buses which would normally stop
along Drapery. This will allow Drapery to be bus
free and re-establish itself as a high quality retail
destination.

T’ S

VIC

SHEEP STREET

UP

Commercial or Civic office space is proposed
alongside the existing public service buildings on
Victoria Street. Through this, the Greyfriars area
will support a mixture of uses, providing more
town centre employment opportunities and
ensuring activity is spread throughout the day.
Redevelopment of the Mayorhold Multi-Storey
Car Park is proposed. Currently underutilised,
this car park can be reconfigured into a smaller
footprint, unlocking a further development plot.
Here, a leisure and recreation use building
is proposed, providing the new town centre
residents with facilities to support good
standards of health and well-being.
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King’s Cross, Townshend Landscape Architects

Royal Wharf, Glenn Howells

5

Scottish Water, Reiach and Hall Architects
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STREE
T

MARKET SQUARE

4

Anderton, Collective Architecture

6

Solingen, Scape Landschaftsarchitekten
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4.2 Greyfriars
Create New Public Routes
Proposed Public Routes

The Greyfriars area is currently dominated by
two major roads that carry fast moving traffic.
The masterplan proposed the removal of one
of these roads; Greyfriars. Detailed design
proposals and traffic modelling will be needed at
a later stage to unlock this proposal.
By omitting this road, a movement network of
direct connections running North-South through
the Greyfriars area can be formed, creating
convenient and comfortable routes for walking
and cycling that are punctuated by public open
spaces.

Integration is also a key consideration. This new
neighbourhood must connect and overlap with
other areas to truly feel part of the town centre.
Establishing primary thoroughfares though to
Market Square and connecting to the emerging
Eastgate Quarter via Wood Street will allow
broader patterns of movement across a wider
town centre area.

This sequence of open spaces creates flexibility
and gives people maximum choice in how to
make their journey.

Precedents
1. Transform Lady’s
Lane into a boulevard
with extensive
planting and
generous pathways.
2. Convenient and
comfortable routes
for walking and
cycling.
3. High quality public
realm lining Lady’s
Lane, which safely
segregates different
modes of transport.
4. Localised open
spaces providing safe
space for children’s
play, external seating,
social interaction and
biodiversity.

Key
Primary Thoroughfare

1

Secondary Thoroughfare

SHEEP STREET

UP
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Eddington, Stanton Williams

3

Passeig De St Joan Boulevard, Loa Domenech
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Brentford Lock, Morris + Company
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4.2 Greyfriars
Create Hierarchy of Public Spaces
Precedents

1

1. Quiet informal
residential streets that
nurture community
interactions and form
safe environments for
doorstep play.
2. Employ an intrinsic
landscape strategy
for linear park,
open spaces and
movement corridors
establishing a
comprehensive
integration of soft
landscaping, water
and high quality
surface materials
throughout the
neighbourhood.
3. Residential tenant
gardens offering
private green amenity
space.
4. Small areas
dedicated to informal
children’s play within
walking distance and
residential dwellings.

Silchester Housing, Haworth Tompkins

Proposed Public Spaces

Key
		 Primary Public Open Space

A new sequence of distinctive public spaces
is proposed to run along the route of the
former Greyfriars road to create a linear park.
This landscaped space provides a buffer zone
against the rear of the Grosvenor Centre and
establish pockets of a continuous public realm
which creates new possibilities for East-West
movement. It is the intention to ensure all
buildings have frontage onto the linear park.

Secondary spaces which operate as strong
transient routes ensure clear and defined
connections between key places in the
town centre. For example, the opening up
of Emporium Way and rationalisation of level
changes and highways infrastructure which
currently obstructs this route, will create new
vistas which encourage movement between
Greyfriars and Market Square.

At the heart of Greyfriars, distinguished by the
positioning of a taller, landmark building, the
linear park is at its widest, generating a central
square, which will help to create a unique sense
of place for the development.

The newly restored Wood Street can be
configured to maintain servicing access to The
Grosvenor Centre through its landscaping and
establish a long view visual connection between
Abington Street and the new offices buildings.

		 Transient or Shared Public Space
		 Private Residential Gardens
		 Existing Trees
		 Proposed Trees
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Television Centre, Gillespies
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King’s Cross, Stanton Williams
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Silchester Housing, Haworth Tompkins
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Silchester Housing, Haworth Tompkins

AB

IN

O
GT

N

ST

RE

ET

5plus | Northampton Borough Council

62

4.2 Greyfriars
Activate Frontages
Proposed Active Frontages

The key objective for the development of the
Greyfriars area is to improve the town centre’s
North-South connectivity. The proposed routes
must be convenient, convivial and comfortable.
To ensure this is achieved, active frontages must
be maximised across all ground floors to create
no ‘dead’ routes or spaces. This is crucial to
the success of the development as a residential
neighbourhood and positive use of the streets.

back streets. Facilities such as this, support
active lifestyles and encourage health and wellbeing amongst communities by providing the
opportunity for social interactions.

Active frontages can be direct or passive; a cafe
with spill-out spaces for tables and chairs or a
residential lobby with a hot-desking business
service all contribute to a positive reinforcement
of the street.
It will not always be appropriate to provide truly
active frontages in all ground floor locations.
Where suitable, attractive and quality frontage
treatments which contain central building
facilities, such as cycle storage, can help elevate
the appearance and use of a secondary or

Key
		 Passive Frontage
		 Direct Frontage
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1. Provide good passive
surveillance with
the appropriate
positioning of front
doors, balconies
and shared amenity
spaces.
2. Residential entrance
lobbies located on
main thoroughfares
and at key junctions.
3. Building forms
used to define clear
networks of route,
with focal points
denoting vistas and
connections between
places.
4. Residential front
doors, front gardens,
external lighting
and seating provide
passive activity to
residential streets.
5. Alternative
commercial frontages
that animate streets
and provide local
amenities and
facilities to residents.
6.

1

Silchester Housein, Haworth Tompkins

3

Barretts Grove, Groupwork

2 Kings Crescent Estate, Karakusevic Carson Architects
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SHEEP STREET
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Precedents
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Eddington, Stanton Williams
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Pavilion Road, Stiff + Travillion
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4.2 Greyfriars
Access, Circulation & Ease of Use
Precedents

1

Trafalgar Place, dRMM

1. Positive reinforcement
of the street, with
residential front doors
and defensible space
activating all parts
of the street and
eliminating ‘dead’
spaces.
2. Residential
neighbourhoods
linked to active
travel networks with
suitable communal
facilities provided, of
a high quality which
promotes continued
use.
3. Local amenities and
facilities such as
grocery shops and
laundrettes within
walking distance.
4. Connected
neighbourhoods with
access to spaces and
facilities that promote
active lifestyles and
social interaction.

Proposed Access

Key
Primary Thoroughfare
Secondary Thoroughfare
Traffic Movement
		 Improved Pedestrian Crossing
Servicing and Access
Transport Interchange Bus Route
		 Way-finding and Signage

Redevelopment of the Greyfriars area provides
the opportunity to re-establish old routes that
have been destroyed or downgraded and
improve movement through the area. In the
case of Victoria Street and Sheep Street, giving
priority to pedestrians and cyclists will ensure the
town centre is stitched back together. Promoting
movement along these routes will bring
greater levels of footfall and improved activity,
reinvigorating the vacant frontages, especially
along Sheep Street.

places that are convenient and comfortable. The
implementation of a linear park and cohesive
landscaping is key to this in the Greyfriars area.
When dealing with obstacles, such as busy
roads, it is important to ensure routes are
convenient and directed. Raised table crossings
are therefore proposed at key routes across
Lady’s Lane to calm traffic and create safer and
seamless pedestrian routes. Including signage
and way-finding, especially around North Gate
Bus Station, will also aid movement.

A key component to creating a successful and
sustainable residential neighbourhood is ease of
movement. Local facilities bring people together,
reinforce communities and discourage car use.
To make this possible in the context of the
town centre, integration must be achieved with
neighbouring areas, with the continuation and
extension of existing routes. Connecting and
overlapping with existing movement networks
will create harmonious transitions between

The inclusion of a new bus and coach
interchanger, reconfiguration of highways,
provision of cycle facilities and integration within
a wide reaching movement network means
Greyfriars can be accessed via multiple means.
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Eddington, Stanton Williams

MARKET SQUARE
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Eddington, Stanton Williams
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The High Line, Diller Scofidio + Renfro
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4.3 Abington Street
Overview
Abington Street
The masterplan proposals focusing
around Abington Street will cover
the following three study areas:
·· Study Area 7: Abington Street
Residential Quarter - ‘Eastgate’
·· Study Area 8: Fish Street
Regeneration and Landscape
·· Study Area 9: 30 St. Giles’
Street Co-Working Office

Development Potential
Approximate new-build floorspace

Key
1.
2.
3.
4.

Residential
GIA = 17,600 m2 / 189,460 ft2

6

Existing Condition
Abington Street is one of the
original historic axial routes
through Northampton and today is
recognised as the main high street
in the town centre. Stretching from
Market Square, past the Market
Walk and Grosevnor Centre
shopping malls, the street forms
part of the town centre retail loop.
The distance generous distance
between buildings across the
street creates an opportunity for
significant public realm.
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Beyond Wellington Street is where
much of the town centre’s retail
expansion has occurred and today
is where the decline in retail is
most apparent, with lower grade
retail offerings and a high level of
vacancies.
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St. Giles’ Street offers a different
retail experience and has thrived
in contrast to Abington Street.
However, trading conditions are
becoming more difficult and footfall
is dwindling.
10

Fish Street is a pedestrianised
route connecting Abington Street
and St. Giles’ Street and could
provide a lifeline for both by
encouraging greater movement
between the two destinations.

5
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Key Plan
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Northampton House
Grosvenor Centre
The Guildhall
Northamptonshire
Central Library
5. City Building
6. BBC Radio
Northampton
7. Northampton Quaker
Meeting House and
Garden
8. 71 - 77b Abington
Street, Residential 		
Conversion
9. 98-102 Abington 		
Street Residential 		
Conversion
10. 67 St. Giles’ Street
residential new build
11. 30 St. Giles’ Street		

5plus | Northampton Borough Council

65

4.3 Abington Street
Identify Appropriate Uses
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A. Abington Street
The existing retail uses along Abington Street
are redundant. The large format retail units once
occupied by the likes of Marks & Spencer are
surplus to requirements and by their very nature
will be difficult to reuse.
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Church Lukas
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B. Fish Street
Fish Street is characterised by its leisure and
food and beverage scene. Building on this
existing offer will be crucial to improving the
activity and use of the street as a mediator
between Abington Street and St. Giles’ Street.
Building refurbishments, such as the unit on the
corner of Fish Street and Dychurch Lane, should
be explored to encourage new and exciting
tenants to settle in the area.
C. 30 St. Giles’ Streets
This particular building is somewhat typical of
the town centre, with a mixture of mismatched
retailers at ground floor and vacant commercial
space above.

S

Encouraging a higher quality retail offer at ground
floor will help bring about positive change to
the standard of shops in the core of the town.
An emphasis on independent traders will help
formulate a new identity based on a unique retail
experience.
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Swirl Court, RHP

W

Introducing further residential uses to this
area, would increase the existing and planned
residential developments, supporting the
creation of a new town centre neighbourhood
which will begin to address the need to increase
the town centre’s residential population.
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Other complimentary uses are proposed
alongside residential, allowing public, private and
work life to coexist making Eastgate an attractive
destination for visitors as well as locals.
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The development opportunities around Abington
Street can help redefine this struggling part of
the town centre as a residential neighbourhood
known as the Eastgate Quarter.

NGTO

Eddington, Stanton Williams

Proposed Uses

WELLI

1

1. Low to medium rise,
urban residential
development bringing
residential use back
into the town centre.
2. Consolidation of
retail along Abington
Street to create an
attractive, south
facing streetscape,
occupied by
alternative leisure
uses.
3. High quality, existing
heritage buildings
along Abington Street
to be re-purposed
as residential
conversions with
alternative uses at
ground floor.
4. Urban
neighbourhood with
residential front doors
addressing the street.
5. Planning application
for residential
conversion on
Abington Street
already helping to reestablish residential
use in the town
centre.
6. Consider alternative
residential uses for
above ground floor
spaces
7. Consider alternative
uses for above
ground floor spaces.
Refurbish and rebrand the vacant
office building at
24-30 St. Giles Street
as a hub for start-up
businesses.
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Precedents

H
ST
RE
ET
ST.

R
‘ ST

EET

AD
OOD RO

C

ES
GIL

HAZELW

B

Above the ground floor, alternative uses such
as residential, and in the case of 30 St. Giles’
Street, commercial office space are proposed.
Refurbishing vacant upper floors as homes and
start-up business spaces would embed daylong activity in to the town centre.
Key
		 New Build Residential Use

DE

6

7

30 St. Giles’ Street, Northampton

RN

GA

		 Residential change of use / new build residential
			 development in planning

TE

		 Proposed future residential change of use		
		
		 Re-purposed building, Co-working spaces for
			 start-up businesses
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4.3 Abington Street
Create New Public Routes
Proposed Public Routes

Precedents

M
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S

EET

The proposals seek to maintain the hierarchy of
Abington Street as a major and well established
East-West thoroughfare, and from this increase
the opportunities for North-South permeability.
Here, alternative routes of travel will allow the
high rates of footfall experienced on Abington
Street to funnel into neighbouring areas and
generate a wider reaching impact across the
town centre. Improvements to Fish Street are
key to unlocking this. Enhancing the quality of
the public realm along this existing connection
will reposition Fish Street’s hierarchy as principle
North-South route. Continuation of the public
realm must then be applied to the reinstated
Wood Street, ensuring a continuous route from
the Cultural Quarter, through the heart of the
town centre and up to Greyfriars is achieved.

ER

STR

W

1. Residential streets
that prioritise
pedestrian and cyclist
movement and active
travel alternatives.
2. Complete the
shared surface
along Abington
Street to include
Wellington Street to
extend North-South
connectivity.
3. Regeneration of
existing public
realm to incorporate
dynamic lighting and
artwork to create
destinations out of
overlooked routes
and spaces.
4. Create green
pedestrian links with
animated frontages
which give people
more reason to us
and experience the
area.

OD

LO

WO

The eastern end of Abington Street is a
busy pedestrian route, influenced by the few
remaining shops that occupy the street. The
street is also shared with vehicles, with a one
way system feeding traffic from St Giles’ Terrace
through to Wellington Street. This traffic is light
and slow moving, controlled by the pedestrian
focused public realm.

Eddington, Stanton Williams

2

Foregate Street, Chester

ST.

1

GIL

From these primary thoroughfares, secondary
route networks emerge with different characters.
Spaces orientated towards quieter residential
communities and back streets providing
alternative retail and leisure experiences will
provide distinction from the conventional town
centre high street.

E S‘
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RA
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By ensuring these routes support active travel
and priorities pedestrian and cyclist movement,
greater town centre mobility will be achieved.
THE

RID
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S

3

Oxford Street, London
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Primary Thoroughfare
Secondary Thoroughfare

4

Saxon Court, Maccreanor Lavington
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4.3 Abington Street
Create Hierarchy of Public Spaces

OD
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EET

Chobham Manor, Haworth Tompkins
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Characterful residential streets will form a
backdrop to informal doorstep play and soft
landscaping, where good passive surveillance is
provided with the appropriate positioning of front
doors, balconies and shared amenity spaces.

S

In residential areas, alternative parking solutions
should be considered to enable the fronts of
houses to be free from parking. Mews houses,
or in-set garages can allow streets to be more
welcoming to pedestrians and cyclists and give
more opportunity for soft landscaping.
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Rope Works, Liverpool

Abington Street acts as a spine allowing
people to funnel into the Eastgate Quarter
from neighbouring areas of the town centre.
Secondary streets and spaces, such as The
Riding Arcade, will allow greater permeability
into a new movement network which will bring
activity to a areas currently dominated by lifeless
service yards and back streets.

WELLI

1

Proposed Public Spaces

1. Create new
destinations using
existing public spaces
and rejuvenating
them with exciting,
experience lead uses.
2. Well connected
residential
neighbourhoods,
with access to open
space.
3. Streets designed
to be flexible and
vibrant with activity by
giving space back to
people.
4. Integration of green
infrastructure into
streets.
5. Pedestrian only
spaces, where
people feel
comfortable dwelling
for extended periods
of time.

WO

Precedents

ST.

Establishing these networks of positive and safe
public spaces, linking into spaces such as the
Greyfriars linear park, will ensure the delivery of
an inclusive and cohesive town centre which
encourages greater social integration.
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Bad Salzuflen, scape Landschaftsarchitekten

3

RID

H
ST
RE
ET
R
‘ ST

EET

HAZELW

ST.

ES
GIL

AD
OOD RO

Key
		 Primary Public Open Space
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		 Transient or Shared Public Space
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		 Private Residential Gardens
		 Existing Trees
		 Proposed Trees
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4.3 Abington Street
Active Frontages
Proposed Active Frontages

Precedents
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M

WELLI

It will not always be appropriate to provide
residential front doors in all ground floor
locations. Where suitable, alternative uses
should accommodate ground floor spaces
to bring social activity to the streets. Leisure,
alongside food and beverage will help support
an evening economy for the Eastgate Quarter
which will benefit the town centre as a whole.
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W

Within the residential streets, passive surveillance
will be created through ground floor living
accommodation with front doors addressing
the street and where possible outdoor amenity
space in the form of tenant gardens and private
balconies.

1. Primary frontages
on Abington Street
working with the
public realm to
give hierarchy to
pedestrian activity.
2. Primary ground floor
active frontages
along key pedestrian
routes of Abington
Street and Fish Street
geared towards
leisure and restaurant
trade.
3. Eastgate Quarter
residential streets
providing good
passive surveillance
onto streets, routes
and spaces.
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The objective of the residential development
plots is to maximise the active frontages at
ground floor to create no ‘dead’ routes or
spaces. This is crucial to the success of the
residential neighbourhood in ensuring a safe
and secure environment is established that is
welcoming and pleasant to use.
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		 Passive Frontage
		 Direct Frontage
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Dray Walk, Shorditch

3

Eddington, Stanton Williams
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4.3 Abington Street
Access, Circulation & Ease of Use
Establishing residential use in this new location
will begin to break down the perception of the
town centre boundary by creating stronger
connections with the neighbouring communities
beyond the ring road.

1. Connected
neighbourhoods with
access to spaces and
facilities that promote
active lifestyles and
social interaction.
2. Residential
neighbourhoods
linked to cycle and
footpath networks
to encourage active
travel.
3. Generous pavements
that allow natural
and comfortable
movement alongside
external trading.
4. Where different
modes of transport
occupy the same
street, ensure
safe separation is
maintained without
compromising the
quality of the space.

OD

STR

EET

Marmalade Lane, Mole Architects

1

Proposed Access

WO

Precedents
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Connectivity is the key to creating a harmonious
residential neighbourhood. With a wide range
of town centre facilities available in walking
distance, in the long term, town centre living
can reduce the dependence on car ownership.
To make this possible, establishing pedestrian
and cycle friendly routes that support better
standards of health and well-being through
active travel, with safe and legible access
throughout the town centre, will help create a
sustainable urban environment.

S

Along Abington Street, public realm alterations
are needed to accommodate external seating
for restaurants as well as providing sufficient
circulation for pedestrians to pass naturally
without feeling hemmed in. However, as the
street is designed for low speed, pedestrians,
cyclists and vehicles can mix and occupy the
entire street safely.
ST.
GIL
E S‘
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Further improvements to public realm, including
surface materials and pathways, are also
proposed to demonstrate how the public realm
of the town centre can be enhanced and woven
together to form a wide reaching and coherent
pedestrian realm. This will support greater town
centre mobility by informing new and varied
connections that pass into and through the
Eastgate Quarter.

Eddington, Stanton Williams

2

HAZELW
AD
OOD RO

Key

DE

3

4

Bond Street, Publica

Primary Thoroughfare
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Secondary Thoroughfare
Servicing and Access
		 External Trading and Seating Zone
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4.4 The Cultural Quarter
Overview
The Cultural Quarter
The masterplan proposals focused
within the Cultural Quarter will
cover the following three study
areas:

Development Potential
Approximate new-build floorspace

Key

Office / Hotel / Residential
GIA = 2,100 m2 / 22,700 ft2

·· Study Area 10: 24 Guildhall
Road
·· Study Area 11: Swan Street
Site
·· Study Area 12: Albion Place
Site

The quarter is home to
Northampton Museum and Art
Gallery, the Royal & Derngate
Theatre, NN Contemporary Art,
Northampton Filmhouse, 78
Derngate designed by Charles
Rennie Mackintosh and an array
of independent bars, restaurants,
boutique retailers and hotels.
Significant investment in the area
will see renovation and extension
works to Northampton Museum
and Art Gallery complete in spring
2020. This is alongside a new
creative workspace supporting
100 small businesses in the Grade
II listed Vulcan Works, completing
in autumn 2020, and The Guild
Hotel and Restaurant, a renovation
of two Edwardian town-houses
into 13 boutique hotel suites, also
completing in 2020.
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Existing Condition
Northampton’s Cultural Quarter
was established in 2013. The
initiative, backed by Northampton
Borough Council, looked to
establish an area of the town
centre, bounded by Guildhall Road
and Derngate, as a centre for arts
and creative industries.

E
AC
PL

1. The Royal &
Derngate Theatre
2. One Angel Square
3. St. John’s Multi
Storey Car Park
4. Premier Inn Hotel
5. Northampton
Museum and Art
Gallery
6. Vulcan Works
7. St. John’s Hall of
Residence
8. Northampton
Filmhouse
9. The Guild Hotel and
Restaurant
10. 10 24 Guildhall road
11. Swan Street Site
12. Albion Place Site
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4.4 The Cultural Quarter
Identify Appropriate Uses
Precedents

1

First Choice Homes, 5plus Architects
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A. 24 Guildhall Road
The building stands dominant but unused,
despite being a fundamental part of the Cultural
Quarter’s historic urban grain. The former
County Council office building must find a new
purpose to ensure its future and the sustainable
growth of the Cultural Quarter.

ET

GA

Currently Northampton Museum and Art
Gallery, The Royal & Derogate Theatre and
NN Contemporary Art are the main source of
trade for the Cultural Quarter, with the soon to
be completed Vulcan Works introducing a new
complementary creative business model.

TE

ROAD

3

The Cultural Quarter plays a major role, providing
diversity to what the town centre has to offer.
Development opportunities will expand this, by
identifying a variety of active uses for gap sites to
further broaden the area’s appeal.

HALL

Curtain Road, Morris + Company

Proposed Uses

GUILD

2

1. Modern, high
quality and flexible
commercial office
space.
2. Reuse of existing
buildings to create
characterful and
creative workspaces.
3. Reuse of existing
buildings to retain
character and sense
of place.
4. Flexible commercial
office space.
5. Quality, high-end
residential dwellings,
in keeping with
character of the
Albion Place setting.
6. Boutique, high end
hotel addressing
Albion Place.
Hardwick Street, Morris + Company

Subject to the success and demand of Vulcan
Works, 24 Guildhall Road could be refurbished
to offer a similar creative workplace. Alternatively,
a suitable public service, such as a new home
for Northamptonshire Central Library, would
introduce different members of the community
to the Cultural Quarter.

A

ALBION PLACE

B
E

C

Hilton Square, q2 architects

C. Albion Place
Responding to the context, history and
character of Albion Place, there are a range of
suitable uses that can be considered for this
site. These uses include: high end residential
reflecting the historic typology of the street, small
business premises to tie in with the surrounding
uses, or leisure and hospitality in the form of a
boutique hotel to diversify the current hotel offer
within the Cultural Quarter.

SWAN STREET

4

B. Swan Street
As the profile of the Cultural Quarter continues
to grow, its popularity as a workplace setting will
grow also. Therefore the Swan Street site is an
ideal location for a proposed flexible commercial
office space. This begins to develop a critical
mass of cultural, social, leisure and business
uses.
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D. Northampton Museum and Art Gallery
£6.7m refurbishment, including café and link
space, along with a new shoe gallery.
E. Vulcan Works
New creative workspace supporting 100 small
businesses in the Grade II listed Vulcan Works.
Key
		 Re-purpose existing building for Cultural/Civic/
			 Office uses
		 New buildings to infill empty sites, Office/Hotel/
			 Residential uses

5

Willesden Lane, 5plus Architects

6

Jason Atherton Restaurant, Neri & Hu

		 Current Significant Cultural Quarter 		
			 Developments

5plus | Northampton Borough Council

72

4.4 The Cultural Quarter
Create New Public Routes
The Cultural Quarter connects the core of the
town centre with the South-Eastern fringe of the
town centre boundary. Acting as a gateway to
and from the University campus and Becket’s
Park, it has an important role to play when
addressing the design principles of cohesion
and movement.
The existing primary thoroughfare of Guildhall
Road provides a good North-South link,
however alternatives, including Albion Place and
Derngate, can also be prioritised to influence
movement of people into broader parts of the
town centre.
Within the Cultural Quarter itself, secondary
routes running East to West can also be
unlocked to increase activity through his area.

Proposed Public Routes

Precedents
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1. Reanimate streets by
removing cars and
highway features to
create spaces for
people to dwell and
interact.
2. Landscape design
incorporating
combined shared
surface and
pedestrianisation.
3. Extension of existing
quality public realm
along Guildhall Road.
4. Integrated street,
building and
monument lighting
5. Pedestrian and cyclist
orientated public
realm.

EET

GA

TE

In order to create a more permeable network
of pedestrian and cycle route, several
improvements need to be made, including:

1

·· The continuation of quality public realm
beyond Guildhall Road to unify the Cultural
Quarters sense of place.
·· The improvement of street lighting to
improve the perception of safety and nighttime activity.
·· The activation of frontages to animate routes.
These interventions will see permeability
improved and pedestrian movement prioritised
by offering more viable and engaging ways to
navigate this part of the town centre.

2
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Exhibition Road, Dixon Jones

3

DE

Key
Primary Thoroughfare
Secondary Thoroughfare

4

5

Guildhall Road, Northampton
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4.4 The Cultural Quarter
Create Hierarchy of Public Spaces
Precedents

Proposed Public Spaces

The Cultural Quarter lacks any significant public
space for events or social gatherings. As its own
distinct and identifiable destination within the
town centre, characterised by creative industries
and institutions, it deserves its own civic space.

1. Quality public realm
addressed by active
frontages.
2. Social spaces which
combine seating with
planting.
3. Public space for
events, social
interactions and
collaboration.
4. Flexible public
space which reflects
the character and
values of the Cultural
Quarter.
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The main thoroughfares through the Cultural
Quarter are very hard environments, lacking
trees and other types of vegetation. Creating
greener streets and urban spaces will generate
a more uplifting setting and enhanced user
experience that will encourage more people to
engage with the Cultural Quarter. Furthermore,
these changes will support improvements to
town centre biodiversity and support efforts to
tackle air quality and pollution.
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TRE

RN

GA

TE

In order to establish a hierarchy of distinctive
pubic spaces, several improvements need to be
made, including:
1

2

A. Extending the successful pedestrian focused
streetscape achieved on Guildhall Road to
the rest of the Cultural Quarter.
B. Re-landscaping the lower part of Guild Hall
Road to match the quality and character of
the public realm experience further up the
street.
C. Introducing a shared surface (access only for
vehicles) route along the northern section of
Swan Street to give hierarchy to pedestrians.
D. Creating an intimate public space off Swan
Street will improve the setting and frontage
to the Premier Inn hotel and Swan Street
commercial office development opportunity.
E. Enhance and maintain existing landscape
features such as the mature trees and
planting on the corner of Guildhall Road and
St. John’s Street.
F. Improve the external arrival setting for
the Angel Street entrance to the Royal &
Derngate Theatre.
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ALBION PLACE

B
C

D

E

3

Saddler’s Yard, Planit-ie

SWAN STREET

1

VIC

TOR

A

PRO

ME

NA

DE

Key
		 Primary Public Open Space
		 Transient or Shared Public Space
		 Existing Trees
4

Oakland Museum Event Space, Jensen Architects

		 Proposed Trees
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4.4 The Cultural Quarter
Activate Frontages
A key ingredient to making successful
development is activity. Activity can be direct or
passive; a cafe with spill-out spaces for tables
and chairs or a residential lobby with a hotdesking business service.

Proposed Active Frontages

Precedents

The objective of the development plots is to
maximise the active frontages at ground floor
and to create no ‘dead’ routes or spaces.

GIL
S T.

Active frontages are therefore proposed to
all ground floors of key routes including the
proposed open public spaces, Guildhall Road
and Albion Place.
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GUILD

1. Cafés and restaurants
trading out to animate
the street.
2. Legible and
recognisable
entrances with glazed
elements to allow for
good levels of passive
visibility between
inside and out.
3. New buildings that
reinforce the street
edge in keeping with
the existing urban
grain.
4. Visible and animated
entrance lobbies and
receptions.
5. Activation of
secondary façades
with re-imagined
openings,
fenestrations and
entrances
6. Contemporary design
proposals that adapt
historic façades to
address the street.

EET

GA

TE

HALL
ROAD

1

ALBION PLACE

SWAN STREET

3
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Theatre, drozdov&partners

2

COBE, Kaffe

4

The Hive, 5plus Architects

5

Flourish, Manchester
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Key
		 Passive Frontage
		 Direct Frontage

6

Marseilles Docks, 5+1AA Alfonso Femia Gianluca Peluffo
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4.4 The Cultural Quarter
Access, Circulation & Ease of Use
Precedents

1

2

Passeig De St Joan Boulevard, Loa Domenech

3

Quakers Friars, Bristol

Proposed Access

1. Streetscapes that
prioritise pedestrian
and cycle movement
over motor vehicles.
2. Integrated cycle
infrastructure that
creates seamless and
safe cycle routes.
3. Quality and
characterful street
signage and wayfinding.
4. Pedestrian crossings
that utilise landscape
design to priorities
pedestrian movement
by calming traffic.
5. Prominent pedestrian
crossings which
prioritises pedestrian
movement.
6. Green buffers to
ensure sufficient and
safe separation of
different road users.

Guildhall Road and Swan Street form the main
routes of access through the Cultural Quarter
and should be included as part of a town centre
wide pedestrian and cycle network.
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This primary route will allow for safer and
more legible movement through the Cultural
Quarter and enable active travel to and from the
University campus and Becket’s Park. This will
establish the Cultural Quarter as a gateway and
connective element into the town centre.

GA

The implementation of a pedestrian and cycle
network must consider localised strategic
interventions to address existing streetscapes
and interfaces with vehicular routes. These
include:

TE

A. The upgrading of the ring road pedestrian
crossings to strengthen the physical
connection with the University and Beckets
Park, improve the perception of safety by
making the crossing feel less car dominated
and ultimately improve the pedestrian
experience.
B. Making the lower part of Swan Street more
pedestrian focused by reducing the road
width where possible, improving surface
materials and adding trees and planting.
C. Improving signage and way-finding in
and around the Cultural Quarter to further
establish it’s identity, and improve publicity of
the area, promoting its unique and creative
activities.
D. Improving the sense of safety and security
by providing more passive surveillance and
enhancing external lighting.
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Bahnhofplatz Aachen, HH+F Architekten Hentrup Heyes + Fuhrmann
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Primary Thoroughfare
A

Secondary Thoroughfare
		 Improved Pedestrian Crossing
		 Way-finding and Signage

5

6

Vester Voldgade, Copenhagen

		 External Trading and Seating Zone
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4.5 Marefair
Overview
Marefair
The masterplan proposals focusing
around Marefair will cover the
following two study areas:
·· Study Area 13: South Marefair
Residential Quarter - ‘The
Green’
·· Study Area 14: Former Castle
House Site, Marefair

Development Potential
Approximate new-build floorspace

Key

Residential
GIA = 17,750 m2 / 191,110 ft2

1

2

7

Existing Condition
Marefair forms an important
gateway for visitors and
commuters accessing the town
centre by train.
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This area also hosts a number of
important heritage sites including,
St Peter’s Church, remains of
Northampton Castle and the
Grade II listed Old Black Lion Pub.
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At present Marefair, and further
along the route, Gold Street,
struggle to convey how important
their relationship with the town
centre is. They lack the same
sense of quality and prestige which
is on offer in the town centre, due
to vacant sites, empty shops and
low grade retailers along each
street.
Marefair also acts as a southern
gateway into the Spring Boroughs
neighbourhood. This large
residential community on the edge
of the town centre has developed
a neighbourhood plan which sets
out policies to shape the future
development of the area.

1. Northampton Railway
Station
2. University of
Northampton
Innovation Centre
3. Sol Centre
4. The Parish Church of
All Saints
5. St. Peter’s Church
6. The Black Lion Pub
7. Northampton Castle
Walk
8. Waterside Enterprise
Zone
9. Heritage gateway
10. The Green
- residential
neighbourhood
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Key Plan

5plus | Northampton Borough Council

77

4.5 Marefair
Identify Appropriate Uses
Precedents
1.

2.
3.

4.
5.

Brentford Lock West, Mikhail Riches

2

Marefair is a key gateway into the town centre,
and therefore must offer a strong and welcoming
first impression. The development opportunities
along Marefair will introduce complimentary
uses that respond to the immediate context
by enhancing the many historic sites, as well
as reinforcing the residential uses of the Spring
Boroughs neighbourhood.

Social Housing, FRES Architectes

HORSE MARKET

1

Proposed Uses

Residential front
doors with defensible
space addressing the
street.
Shared external
spaces with passive
surveillance.
Positive
reinforcement and
activation of the
street.
Private and semiprivate external
amenity space.
Cohesive residential
neighbourhoods with
streets designed for
people rather than
cars.

B

MAREFAIR

A. The Green
The area south of Marefair, is comprised of
two surface car parks surrounded by small
industrial businesses and low rise residential
streets, and as a result feels fragmented and
ill-defined. Introducing further residential use will
help create a more established neighbourhood
around the existing dwellings, and improve the
security of the area by providing greater levels
of surveillance to the surrounding streets. The
creation of a safe urban environment for families
will give new purpose to the open green space
behind St. Peter’s Church.
B. Marefair
Marefair must generate a good first impression
for visitors to the town centre. The vacant Castle
House site and adjoining surface car parks
present a significant opportunity to create a
meaningful heritage gateway development, with
T R E E T and celebrates the
D Shighlights
G O Lthat
a park space,
important historic sites in the vicinity.
Projects have already been proposed to help
realise the heritage gateway. The Churches
Conservation Trust aim to renovate and
re-purpose the listed Black Lion pub and
neighbouring St. Peters Church into a heritage
visitors centre.

Oxygen, 5plus Architects

3
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On the Castle House site, a medium scale
residential building, which reinforces the historic
Marefair streetscape and addresses a new
park with links to the castle remains, will help
to reinforce this gateway in parallel with other
projects.
C. Four Waterside Enterprise Zone
The Four Waterside Enterprise Zone sits
outside of the detailed masterplan study
scope, but presents a significant gateway
development opportunity to provide high quality
commercial office space and therefore must
be acknowledged alongside the emerging
proposals for the area.
This opportunity to create a new, high quality
business destination in the East Midlands will
stimulate economic growth and bring more
visitors to the town.
Key
New Build Residential Use
		 New Heritage Visitors Centre

4

5

Great Eastern, Karakusevic Carson Architects

		 Four Waterside Enterprise Zone
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4.5 Marefair
Historic Routes
1880s

The Victorians brought the first railway station
to Northampton in 1845. This was followed by
the opening of Castle Station in 1859 which
was unfortunately built over part of the historic
Northampton Castle site. In the 1880s, the
station was extended to create a good depot
and caused further damage to the castle.

1960s

Between the 1920’s to 1960s, a large area of
terraced streets was cleared in order to create
St. Peters Way which now forms part of the
town centre ring road. This extensive remodelling
of the area’s urban form was in direct response
to the growing trend in car use and ownership.

Today, there are several sites in the vicinity of
Marefair which provide surface car parking
facilities. As a result, the urban grain is
fragmented and illegible.
In more recent times, significant development
around Marefair has tried to introduce new uses
to the area. The SOL Centre, a leisure complex,
is a large footprint building in contrast to the
scale of the existing context.

With the opening of the M1 motorway, southwest of the town centre, this helped transform
Northampton into a commuter town for workers
based in London.

The national significance of buildings on the site
has always been present, with St. Peters Church
being a Grade I listed building. It is said that the
Victorians opened up the back of the St. Peters
Church, in order to give it a more pleasant
setting. The church also sits within a scheduled
ancient monument, a former Saxon palace,
and is seen as “the most outstanding Norman
church in the county”.

With greater mobility provided by car ownership,
many people moved away from the crowded
town centre and into the residential suburbs.
With people still needing to access the town
centre, derelict areas were cleared to make way
for car parks.

1880

Group Ltd and Crown copyright 2019. FOR EDUCATIONAL USE ONLY.

Present Day

1960

© Landmark Information Group Ltd and Crown copyright 2019. FOR EDUCATIONAL USE ONLY.
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4.5 Marefair
Historic Routes
Site Photos &
Precedents

Proposed Routes & Public Spaces

The urban environment in this part of
Northampton has seen much change over the
decades. What was once a dense residential
area is now a much looser network of back
streets, bounded by the town centre ring road
and hosting a mixture of contrasting uses.

1. Existing residential
dwellings addressing
Freeschool Street
2. The Grade II listed
Old Black Lion pub
3. Historic aerial
photograph of
Marefair, taken in1937
4. Informal residential
streets.
5. Residential
neighbourhood
integrated with
existing landscape
features.
6. Contemporary
residential
neighbourhood which
promote walking and
cycling.

Freeschool Street, Northampton

2

HORSEMARKET

1

In accordance with the proposed residential use
for the area, consideration has been given to the
historic street pattern which has become vague
over time. By re-establishing these forgotten
streets, we can begin to form new development
plots which are historically symbolic and
sensitive in their scale.
Referencing the historic urban grain will ensure
the many existing listed buildings, including the
Grade I listed St. Peter’s Church, will remain an
important focal element for the area and will form
strong connections with the emerging residential
neighbourhood.
Similarly, working with the historic routes will
ensure the existing open green spaces feel part
of the neighbourhood, enabling residents to
access, use and enjoy these public amenities on
their doorstep.

MAREFAIR

GOLD STREET

3

S T. P E
TE

4

Goldsmith Street, Mikhail Riches

R’ S W
AY

Key
		 Historic Road Layout
		 Grade I Listed
		 Grade II* Listed
		 Grade II Listed
		 Saxon & Medieval Urban Deposits

5

351 Caledonian Road, Jestico + Wihiles

6

Eddington, WilkinsonEyre with Mole Architects

Castle Ruins
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4.5 Marefair
Activate Frontages
Proposed Active Frontages

To create successful residential neighbourhoods,
activation of building frontages must be
maximised at ground floors to mitigate the
creation of ‘dead’ routes or spaces. This
important design consideration will work
towards creating and maintaining a safe and
secure urban environment.
The masterplan proposes active frontages are
used to all ground floors of key route throughout
The Green and Marefair residential development
plots.

Key
		 Passive Frontage
		 Direct Frontage

Beyond these areas, upgrades to the existing
active frontages along the main thoroughfare
of Marefair and Gold Street are recommended.
These upgrades will seek to create a better
quality of arrival into the town centre. These
upgrades include:
·· The de-cluttering of building façades to
uncover heritage features.
·· Implementation of a consolidated building
signage strategy which imposes an
overarching datum line for shop-front and
tenant signage along the route.
·· Improved street and building lighting

Site Photos &
Precedents
1. The historic facade
of Hazelrigg House,
Marefair.
2. Poor quality and
uncoordinated shop
fronts and signage,
Marefair.
3. Dilapidated historic
building frontage,
Gold Street.
4. Retailers trading out
and occupying the
pavement, animating
the street an making
the environment
more engaging for
pedestrians, Tib
Street, Manchester.
5. Pedestrian friendly,
green and activated
residential streets.
6. Building lighting
used to illuminate
historic façades along
Marefair and Gold
Street.

1

2

Marefair, Northampton

4

Tib Street, Manchester

6

The Corn Exchange, 5plus Architects

Marefair, Northampton

HORSEMARKET

3
MAREFAIR

S T. P E
TE

Gold Street, Northampton

GOLD STREET

R’ S W
AY

5
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4.5 Marefair
Access, Circulation & Ease of Use
Site Photos &
Precedents
1. Coordinated
shop-front and
signage strategy that
promotes quality and
complements the
historic façades and
streetscape.
2. A positive example
of traffic calming and
pedestrian focused
landscape design
at the junction of
Freeschool Street
and Marefair.
3. Residential streets
which provide
positive external
space for play and
interaction, with
priority given to
pedestrians and
cyclists.
4. Illumination of public
spaces to Improving
the sense of safety
and security.
5. Raised table crossing
at Horse Market
to calm traffic and
create a safer
pedestrian route
at this intersection
between Marefair and
Gold Street.
6. Legible connections
between routes and
spaces allowing for
better permeability.

1

2

Marefair, Northampton

Proposed Access

The existing thoroughfare of Marefair and Gold
Street acts as a main route into the heart of the
town centre. It provides visitors with their first
impression of the town centre and must set a
positive tone.
Working with this well established route, brings
greater emphasises to the surrounding buildings,
spaces and streets and the significance of
their refurbishment, ongoing maintenance and
upkeep.

Key
Primary Thoroughfare
Secondary Thoroughfare
		 Improved Pedestrian Crossing
		 Way-finding and Signage
		 Improved Shopfronts

A comprehensive approach to shop-front and
tenant signage design will help tone down the
busy ground floor frontages and give greater
presence to the façades above. Pairing this
with improved street and building lighting will
improve the quality of the streetscape and create
a journey which compliments the rich heritage
setting available at the end of Gold Street where
All Saints Church marks the point of arrival in the
town centre’s historic core.

HORSEMARKET

3

4

Public Realm, Bologna, Italy

S T. P E
TE

5

Oxford Circus, Atkins

6

Kroyers Plads, COBE

R’ S W
AY

Introducing residential communities around
Marefair will provide additional passive
surveillance, addressing safety and security
issues. The creation of new residential streets
that link into existing routes and spaces will
help people connect safely with the new
neighbourhoods and existing communities and
amenities.
When dealing with obstacles, such as busy
roads, it is important to ensure routes are
convenient and directed. Raised table crossings
are therefore proposed at key routes across
Horsemarket to calm traffic and create a safer
and seamless pedestrian routes.

5
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5.0 Next Steps

5plus | Northampton Borough Council

84

5.1 Making It Happen
A Framework for Delivery
The proposals outlined in this masterplan
are concerned with bringing about positive
change in the future of Northampton and
creating the necessary conditions for
long term investments, sustainability and
renewed quality of life. How and when these
proposals may come forward has been
considered over the following pages through
the formulation of a high level regeneration
and development programme.
The following sections will address how
Northampton can harness it’s potential and
arrest decline in the short term, repair and
renew its town centre fabric over the medium
term and regenerate and rebuild back to its
maximum potential over the long term.

Strategic Approach

Timetable for Implementation

A strategic approach to the delivery of these
masterplan proposals is necessary to bring
about a sustainable, timely approach to
regeneration and development of Northampton
town centre.

The delivery strategy for Northampton will
be complex, long term, and include both the
physical regeneration of the town centre area
through the co-ordination of major investment
schemes, and a major programme of social and
economic development. This dual approach
is essential in the creation of economically
sustainable communities, quality of life and
improved perceptions as a place to invest for the
future.

This masterplan represents the first step in
preparing a more detailed delivery strategy
which will take an informed approach to
the implementation of specific development
opportunities. The delivery strategy must
understand the ambition of Northampton town
centre, then test, validate and evidence its
potential for growth in key areas through the
commissioning of strategies studies on:
··
··
··
··
··
··
··
··
··
··
··
··

Housing
Employment
Leisure and Recreation
Higher Education
Commercial Offices
Hotels
Culture & Independent Retail
Food & Beverage
Tourism
Transport
Movement & Access
Green Infrastructure

With a delivery strategy in hand, it will be
possible to develop informed business cases for
investment.

This strategic approach is vital to ensure the
programme has clarity, urgency and conviction.
It will provide a focus on local decision making
and informative consultation with communities
and stakeholders to understand time-scales for
how the town centre areas will change.
At this stage, this is an indicative programme
and moving forward, short, medium and long
term priorities will need to be validated through
detailed studies so investment can be secured.
0-3 Years
Early activity and creating momentum is critical.
There is an opportunity to make people think
about Northampton differently. Whilst image,
identity and branding play a part in this,
physical implementation is needed to start the
regeneration of the town centre.
In this period big steps can be made to address
some problem areas, unlock key development
opportunities and construct catalyst projects.
These will begin delivering the vision of the
masterplan and create an impact on the town:
·· Rejuvenation of Market Square, the traders
market and delivery of the food and produce
market pavilion
·· Detailed design study for Eastgate Quarter
and implementation of public realm
improvements and traffic restrictions on
Abington Street and Fish Street.
·· Detailed design study for Greyfriars, Drapery
and extension to North Gate Bus Station.
·· Feasibility study for future of Market View
shopping centre.
·· Construction of heritage gateway project on
Marefair
·· Implement Public realm and crossing
improvements at Horsemarket and Victoria
Promenade.
·· Find suitable occupier for 24 Guildhall Road.
Alongside these physical projects, the following
must be established to ensure the delivery
strategy can progress beyond this initial period:

Market Square, Illustrative Proposal

·· Establish delivery arrangements,
governance, management and accountability
structures for the masterplan.
·· Implement sector strategies.
·· Intensify co-ordination of joint working
between public and private sector.
·· Identify and target alternative funding
streams.
3-7 Years
In the medium term, it is expected that major
physical projects and investments in the key
sectors of residential and commercial offices will
come forward:
·· Begin development on Greyfriars, unlocking
development plots, creating linear park,
forging North-South links and associated
highways work.
·· Construction of Eastgate Quarter residential
developments.
·· Review demand for office workspace across
the town centre and new development
opportunities.
·· Once core town centre sites have been
constructed (notably on Greyfriars), Four
Waterside site can be developed.
7-10 Years
Continuing the development of the key sites is
important over the longer term and ensuring
strong private sector investment in the town.
·· Continue construction of Greyfriars plots
·· Support development of remaining gap sites
and demand increases and private sector
investment rises.
Looking further ahead the benefits of physical
investment will be visible and strong momentum
will be established:
·· People with skills and education will remain
in the area.
·· Modern, flexible business environments will
emerge.
·· New neighbourhoods and residential
communities will be established attracting
new people to Northampton.
·· Northampton will become a tourist
destination.
The next steps in the process of delivery are
multifaceted, requiring further economic, legal,
land and property due diligence. Further work
on costs, strategic funding sources and the
integration of all investment opportunities will
need to be undertaken as part of a delivery
strategy for the masterplan.

Financial Drivers

Leadership & Governance

Creative and innovative approaches to securing
funding from both the public and private sector
will be required to implement and realise the
masterplan proposals. New financial models and
joint ventures to work with public stakeholders
and private investors will be needed and,
Northampton Forward must be tasked with
identifying and targeting these opportunities
through their partnership network.

The masterplan sets out a range of strategic
objectives and transformational projects for
Northampton that are both bold and forward
looking. They are a direct response to the
current needs and opportunities within the town
centre area, and will continue to develop with
the support of more focussed narrative provided
by the local authority and their implementation of
strategic studies.

Regeneration and development of the town
centre could create a viable source of revenue
for the local authority to build funds and invest
in public services in the future. A view of land
holdings, property uses and disposable assets
is needed to understand how and what can be
used to recycle funds back into the council and
build its financial profile. This exercise will also
reveal which assets are strategically available to
unlock parts of the masterplan.

As well as being the custodian of the
masterplan vision, the local authority and
Northampton Forward must have a remit to
knit together all funding streams through the
partnership network, across all regeneration
initiatives. From all public sector budgets,
to all capital investment and private sector
partnerships, a single strategic approach must
be formalised.

It is also critical to attract private sector
investment to unlock certain elements of the
masterplan. The contents of this masterplan
workbook are fundamental to this, and can
be packaged in such a way to highlight
opportunities on offer in the town centre.

The very strongest partnership of national,
regional and local ties of government must be
aligned with the continuing involvement of local
communities and the private sector. The core
responsibilities of such a partnership include:
·· Custodian and leader of the vision and
masterplan for Northampton town centre.
Although individual projects and funding may
differ, effective delivery with progress made
towards the vision must be ensured.
·· To drive, lead and procure investment within
the town centre, with particular focus on
housing, public realm, leisure and transport
and infrastructure schemes.
·· To drive and negotiate the best deal for
Northampton with public sector investors.
·· To market Northampton as a place for
investment.
·· Conduct ongoing and deeper consultation
with town centre organisations which have
yet to share their vision on the aspirations of
the masterplan.
·· Provide a consistent approach over many
years.

Architecture
Masterplanning
Interiors
Graphics
Branding

5plusarchitects.com

5plus

