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7. The Masterplan  

 

Introduction 

7.1. Whilst the previous section of the report sets the preferred option for the vision and 

overarching strategy for the future of the town, this section sets out ‘The Masterplan’.  

The future approach and planning policy direction has been established in the previous 

section, and this section therefore interprets that direction in a scheme for the 

development of the core of the town centre, offering design and impact as well as 

transport and delivery information.  It also offers advice with regard to non-physical 

projects introduced at Issues and Options stage that do not strictly fall under the control 

of the planning system. 

7.2. This masterplan is by no means a ‘fait accompli’ but is an interpretation of the policy 

direction.  There are many ways in which this could be interpreted on the ground and 

this demonstrates one possibility.  The consultation period will inform this process and 

help influence a revised masterplan that will then be taken forward to the Submission 

Stage of the AAP.   

7.3. The Masterplan is shown at figure 7.1 and illustrates the following key areas of 

intervention – Junction Road, the Library / Frederick Street / Bell Street area and 

Paddock Street.   

Junction Road 

Design Objectives 

7.4. The Junction Road site is situated in a relatively neglected area of Wigston town centre, 

immediately to the rear of the main high street shops on Leicester Road.  Development 

of this site will achieve the following primary design objectives:  

• Utilisation of a service and car parking area for new positive uses 

• A new shopping circuit combined with Frederick Street and Leicester Road 

• New office and higher quality car parking facilities  

• Opportunities for new A3 and A1 retail uses  

• Improved public realm and opportunities for outdoor seating/pavement cafes 

• Enclosed servicing areas that do not impact on public streets  

Development Description 

7.5. The primary focus of the minimum level of intervention option is a new retail street 

linking Leicester Road to Frederick Street via Junction Road. The new street will be 

framed through a series of large footprint retail units incorporating double height space 

allowing for the introduction of mezzanines. The Frederick Street frontage is given 

appropriate scale through two levels of commercial office accommodation above the 

retail. Immediately to the north, a multi-deck car park is wrapped with three storey 

single aspect office accommodation providing a positive outlook to Burgess Street. 
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Figure 7.1 Preferred Option Masterplan (NTS) 
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7.6. An improved junction at Aylestone Lane / Frederick Street will aid the throughflow of 

traffic and be fronted by further new retail development.   

       
High quality new retail and office development  

Impact Assessment  

7.7. Changes associated with development of the Junction Road site will also have a series of 

associated impacts:  

7.8. Economic  

• Improvements in occupational rent and capital value: As a result of the uplift 

associated with the development of Junction Road 

• Market attractiveness: Improved and enlarged circuits adding to footfall and general 

usage 

• Economic performance of the local area: Greater vitality and variety of uses 

contributing to the overall performance of the town centre 

7.9. Environmental  

• Heritage value: Improvements to the built form of the town centre making it a more 

attractive place to visit  

• Townscape: Concealment of negative service elevations with new positive frontages 

• Movement and connections: Integration of existing places with new routes  

7.10. Social  

• Sense of identity and place: Improvements in local internal perceptions and creation 

of place 

• Social interaction/participation: Improved opportunity for social interaction through 

the creation of new public spaces  

• Community safety/crime reduction: Reduction of areas without natural surveillance 

and activity thereby contributing to an associated reduction in anti-social behaviour 

and crime 
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Property Commentary  

7.11. The Junction Road/Burgess Street site represents a strong property opportunity for 

regeneration in Wigston, delivering a number of key benefits: 

• Development of a high quality gateway site, providing a significant level of new retail 

space  

• It reinforces the retail offer on Leicester Road, a street previously dominated by 

independent shops 

• It provides a new defined centre for Wigston (at the current location of Junction 

Road) and a focus for pedestrian flows. The retail is focused around a semi-circular 

public space that could also serve as an open event space. Stakeholders have 

highlighted the lack of quality public space in Wigston and the absence of a location 

for outdoor events 

• Provides opportunity for new development that can deliver modern retail floorplates 

at street level, with scope for upper floor use of offices, restaurant or residential 

accommodation 

• Significant car parking is provided.  Local business highlighted the retention and 

improvement of parking facilities as a priority 

7.12. Discussions with property professionals produced positive views on retail demand.  While 

Fosse Park provides some competition, the town has a reasonable range of national 

retailers looking for requirements (and local retailers commented that they did not see 

Fosse Park as a threat to trade). Professionals believed that new retail properties could 

attract reasonable rental levels of £12 to £14 per sqft. Generally demand is for retail 

units of less than 186 sqm. 

Transport Commentary  

7.13. The proposals envisage the connection of Frederick Street to Bull Head Street from a re-

aligned priority junction and raised table at Aylestone Road/Leicester Road in the west, 

and formation of a new signal junction with Bull Head Street and Church Nook to the 

east. This new link will provide a more adequate route for eastbound traffic, therefore 

removing unnecessary traffic from Leicester Road. 

7.14. This will be combined with amendments to a short section of Frederick Street which will 

be made two-way up to the Sainsbury’s car park entrance.  The remainder will be left as 

one-way westbound. This change will reduce the amount of traffic through this new high 

quality retail / residential area.   Careful servicing time restrictions in the area will assist 

in keeping it attractive to pedestrian users and avoid congestion.  

7.15. This area will also introduce pedestrian routes from the north of the town through to the 

south, not only creating new shopping routes, but also connecting to The Lanes south of 

the town centre.  

7.16. It is proposed to implement a traffic management scheme on Leicester Road to improve 

the environment for pedestrians and slow vehicle speeds. The scheme will extend from 

Wakes Road in the north to the junction of Leicester Road with Bell Street in the south. 
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Pedestrian footways would be improved with a new paved surface which could be 

continued across the carriageway, but in a differing colour to distinguish clearly the 

footway from the carriageway. A flat-top raised table could also be provided at the 

junction of Wakes Road with Leicester Road and the junction of Bell Street with Leicester 

Road, therefore providing a continuous theme through the whole area.  It is also 

proposed to upgrade bus stop facilities in this area to provide flexibility in the bus 

network in the town, although the focus for public transport services would be the new 

interchange area at Bell Street / Bull Head Street.  

The Library area 

Design Objectives 

7.17. The Library site extends either side of Frederick Street to Spring Lane and Bell Street 

and has a major impact on Bull Head Street.  Development of this site will achieve the 

following primary design objectives:  

• Opportunity to form a setting for the existing library building 

• Improvements to the existing north south pedestrian links between Frederick Street 

and Bell Street 

• Creation of a new termination of Frederick Street in the form of a public square  

• Formation of a public transport interchange area that distributes people to the 

eastern end of the town centre  

Development Description 

7.18. The Preferred Option for the Library site will deliver a new ‘library square’ created 

immediately to the west of an extended and refurbished library building. The new square 

will form the termination of Frederick Street and will be flanked on the southern edge by 

a series of new retail units. These retail units also define a new pedestrian street that 

connects into Bell Street. This new connection will substantially extend existing 

pedestrian circuits that presently end at Bell Street.  

7.19. The proposals also incorporate a small transport interchange area either side of Bull 

Head Street linked by high quality crossing facilities. This addition to the town centre will 

help in the distribution of people and act as an anchor to Bell Street. Two storey 

commercial office accommodation is also included above the retail units and supporting 

interchange facilities.    
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New public transport facilities, high quality public real and quality leisure locations  

Impact Assessment  

7.20. Changes associated with development of the Library Site will also have a series of 

associated impacts:  

7.21. Economic  

• Image / external perception: Improvements in the external perception of Wigston, in 

particular in relation Frederick Street and Bell Street 

• Occupier performance: Increase in footfall on Bell Street resulting in increased 

patronage of existing retail units  

• Economic performance of the local area: Greater vitality and variety of uses 

contributing to the overall performance of the town centre 

7.22. Environmental  

• Heritage value: Improvements to the built form of the town centre making it a more 

attractive place to visit  

• Townscape: Greater kerb appeal throughout Frederick Street and Bell Street with 

related opportunity to create and manage outside space  

• Movement and connections: Increased pedestrian activity and distribution of people 

through changes in transport movement  

7.23. Social  

• Sense of identity and place: Improvements in local internal perceptions and creation 

of place 

• Social interaction/participation: Improved opportunity for social interaction through 

the creation of new public spaces  

• Community safety/crime reduction: Reduction of areas without natural surveillance 

and activity thereby contributing to an associated reduction in anti-social behaviour 

and crime  
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Property Commentary  

7.24. This project has the potential to free up 0.56 ha land north of Bell Street. The 

development would provide retail space, leisure space and residential space. It provides 

a number of benefits: 

• It provides an arcade of smaller shops, which could be potentially targeted at local 

independents, helping Wigston to maintain a distinctive retail offer 

• It would provide additional high quality retail space at the eastern end of the main 

pedestrian shopping street, an area previously seen as being of low environmental 

quality, with lower value uses 

• Improving the offer at this end of Bell Street will encourage pedestrian flow down the 

entire street  

• New public space is provided outside the Library; this space could also serve as an 

open event space. Stakeholders have highlighted the lack of quality public space in 

Wigston and the lack of a location for outdoor events. 

• It provides a new, high quality access between Bell Street and Frederick Street 

Transport Commentary  

7.25. The key public transport intervention for Wigston is located in this area and provides a 

new bus interchange area along either side of Bull Head Street, successfully to serve 

north and southbound services, linked by a high quality crossing facility.  The 

interchange facility will form a central point for bus services in Wigston. This facility 

would have the minimum of all-weather shelters with timetables (possibly real-time 

information displays), interchange information on boards, and good quality seating and 

a refreshments kiosk on the west side. It would also have CCTV for safety and comfort 

throughout the area.  More detailed work would need to be undertaken to establish 

precise design and the associated changes required to Bull Head Street and access 

points to deliver this scheme.  

7.26. Further transport interventions in this area are linked to changes to Frederick Street to 

the north and Bell Street to the south.  The area will also incorporate upgraded 

pedestrian routing between the two areas in the form of a new street that replaces the 

existing alleyway. 

Paddock Street 

Design Objectives 

7.27. The Paddock Street site forms the south east corner of Bell Street and effectively links 

the heart of the town centre to the southern residential areas.  Development of this site 

will achieve the following primary design objectives:  

• Improvements to pedestrian connections into the heart of the town centre 

• New leisure opportunities on the important Bull Head street frontage 
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• Town centre living acting as a extension of existing housing on Paddock Street  

• Further retail frontages animating routes into the town centre  

• Enhanced public realm utilising natural changes in level to add interest and create 

more intimate spaces 

Development Description 

7.28. The Preferred Option incorporates a significant two-storey health and leisure building at 

the junction of Bell Street and Bull Head Street. This building will act as both a full stop 

to the pedestrian street and a visual marker on the main route through the town centre. 

This main building is complemented by a series of smaller retail buildings that create a 

number of courtyards and enhanced pedestrian connections to the southern end of the 

town centre. To the south of these main blocks a residential apartment scheme, 

consisting of 3 three-storey buildings, will define the southern gateway on the junction 

of Paddock Street. These buildings will also assist in making the connection to adjacent 

residential areas. 

    
‘Full stop’ building, high quality residential design and public squares  

Impact Assessment  

7.29. Changes associated with development of Paddock Street will also have a series of 

associated impacts:  

7.30. Economic  

• Image/ external perception: Improvements in the external perception of Wigston, in 

particular from the Bull Head Street frontage. Associated branding opportunities  

• Market attractiveness: Improved and enlarged circuits adding to footfall and general 

usage 

• Economic performance of the local area: Greater vitality and variety of uses 

contributing to the overall performance of the town centre 
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7.31. Environmental   

• Heritage value: Improvements to the built form of the town centre making it a more 

attractive place to visit 

• Townscape: A finer grain of built form in the southern half of the town centre 

resulting in buildings that respond to the immediate context   

• Movement and connections: Increased pedestrian activity throughout the day and 

evening adding to the overall attraction of the place  

7.32. Social  

• Sense of identity and place: Improvements in local internal perceptions and creation 

of place 

• Social interaction/participation: Improved opportunity for social interaction through 

town centre living and evening economy offer 

• Community safety/crime reduction: Greater legibility of spaces leading to improved 

occupation of spaces and consequent reduction in crime levels and the fear of crime  

• Access to goods, services and amenities: Greater variety of offer and increased 

employment opportunities   

Property Commentary  

7.33. The primary proposed uses for this area are health, leisure and residential development. 

7.34. The proposed leisure development (potentially in the form of gym facilities) will require 

detailed market testing as a precursor to commitment to proceed.  The market testing 

should seek to determine whether current trends in entertainment and leisure offers, for 

example the re-introduction of cinemas into town centres, provide opportunities to be 

capitalised on in Wigston. 

7.35. The market supports the development of further residential space in Wigston town 

centre. Property agents consulted consider the town centre residential market to be a 

broadly buoyant and successful area. Access to town centre shops is of value and ease 

of access to Leicester is also a strong selling point. 

Transport Commentary  

7.36. The new residential, leisure and retail developments to the north of Paddock Street will 

require appropriate access. It is therefore proposed that the eastern section of Paddock 

Street is made two-way. This will allow access to the development and its associated 

parking as well as easy access to the local road network. To minimise traffic movements 

past the existing residential properties to the west, this section will remain one-way 

westbound. Paddock Street is currently 6.75m wide at its eastern end which allows 

sufficient room for two-way traffic. 
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Non-Physical Projects 

Town Centre Management  

7.37. The Issues and Options report identified a range of measures that would fall under the 

remit of town centre management.  A key town centre management intervention would 

be the appointment of a town centre manager (who could also cover Oadby and South 

Wigston). The town centre manager would be able to take a lead in the achievement of 

many non-physical projects.  This could include newsletters and local press articles, as 

well as working with other organisations to market the town, organise events and 

achieve funding etc.  This may include development a Business Improvement District 

scheme, townscape heritage initiatives or other relevant grant regimes as appropriate. 

Making better use of existing community facilities for example Church Halls etc (where 

appropriate) to help host events could also fall under the remit of the town centre 

manager.   

Town Centre Design Guidance  

7.38. This would involve taking the guidance that will be set out in the AAP to a further level, 

but taking a more comprehensive approach than simply on a case-by-case, ad-hoc, 

basis.  The development of a town centre design guide would therefore be beneficial and 

could also incorporate specific themes such as shop fronts.  Consultation, involvement 

and local ownership would be key to its success.  It could also link to funding 

opportunities.  

Access and Circulation 

7.39. The development of a strategy for pedestrian routes linked to signage and junction 

design would support many of the physical projects as set out above.  A comprehensive 

strategy would be required to ensure that works in the different areas of town 

represented a common theme so as to link the town together, particularly in relation to 

The Lanes.  

Young People initiatives 

7.40. Many interventions under this umbrella could be delivered by the town centre manager, 

such as crime reduction and anti-graffiti initiatives.  The options stage introduced the 

possibility of a new youth centre, and this is proposed through the positive planning 

framework for the delivery of community facilities, which would be multi-functional.  

 

 


