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ONLINE SURVEY



Online survey

316
Respondents

strongest support for...(over 85%)

Move 2 - Overall agreement

Move 1 - Overall agreement

Move 5 - Overall agreement

least support for...(over 80%)

Area 2 - Long term approach

Area 3 - Long term approach

Area 4 - Long term approach

All proposed approaches received a positive response. 

General town-wide strategies received the most 
praise, whilst the more in-depth area phasing 
proposals were critiqued the most. 

Of these phasing proposals, the long-term 
approaches received the most criticism, however  
no option received less than 75% support.



TOWN-WIDE MOVES 
 

ONLINE SURVEY
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assorted comments...

“ Luton town centre had many beautiful historical 
buildings which have sadly been lost already. Please can 
you keep as much of our history as possible. Whilst utilising 
the space for modern needs. ”

“ It has been very difficult and expensive to park in town 
ever since the library car park closed down and was 
demolished. ”

“ Council has given planning permission to develop 
buildings into flats plus the construction of new ones. It has 
brought pollution, plenty of cars with no parking space 
and plenty rubbish. ”

“ Charge double rates on empty buildings, prosecute 
owners that let buildings fall into disrepair, make it 
uneconomic to sit on them. ”

“ Upcycle vacant office space, including that currently 
used by the council, for creative SMEs and micro 
business or affordable flats. ”

“Do you agree with the proposed approach to 
upcycle existing buildings where appropriate?”

Move 1: Upcycling Existing Buildings

90%
Agreed

Most comments referred to

empty buildings (inc. car parks)

fixing the mall

facilitating small business

retaining quality buildings - not poor ones

providing cultural opportunities

There were 316 comments for this question. 
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Move 2: Routes of movement

“Do you agree with the proposed approach to 
create better routes of movement for people 
through the town centre?”

87%
Agreed

Most comments referred to

the Arndale Centre

reducing vehicular traffic

improving pedestrian access

safety

improving public realm, greenery

There were 103 comments for this question.  

assorted comments...

“ The Arndale/Mall. No matter what you do, in its current 
form, it splits the town in two... Knock down either end 
and keep the middle... or open up a significant part of it to 
the nightime economy. ”

“ There is a large and growing Asian population (whose)
shopping / leisure habits do not align with the offer in the 
town centre because to them the ‘town centre’ is Bury 
Park... The council’s focus should be at the grass roots end 
of educating young people of the wider opportunities 
available to them outside of the Asian bubble which they 
grow up in. ”

“ It can be hard to “get across town” during the evening. 
The lighting in certain areas makes it feel unsafe. ”

“ As long as these are for walking and rolling this is a 
good idea. Please don’t allow cars to come into the town.”

“ Any way in crossing Stuart St is pretty bad. A very 
forgotten part of the town centre. ”
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Move 3: Surrounding neighbourhoods

“Do you agree with the proposed approach to 
better link the town centre with its surrounding 
neighbourhoods?”

80%
Agreed

Most comments referred to

limiting traffic in the centre

getting between sub-areas

improving public transport into town...

making routes more attractive

...maintaining parking spaces in centre

There were 116 comments for this question.   

assorted comments...

“ The ring road is a major barrier for walking and it cuts 
off Bury Park from the town centre. ”

“ Explore access for those from outside the town as the 
future of Luton Town Centre depends on it becoming a ‘go 
to’ regional hub... Towns like Reading and Nottingham 
achieve this and LTC has to if it is to survive. ”

“ Make these routes an attractive place to walk. I tend 
not to bring friends and family from outside of Luton into 
town because the places to walk are ugly. ”

“ Each area of Luton has a fantastically different feel... 
Linking the town centre to nearby neighbourhoods shows 
off Luton’s diversity and culture.”

“ We have a bias towards the town centre where the 
rest is all neglected. ”

“ I live in parktown area and have friends who live in 
hightown. It is a bit of a faff getting to town or from one 
part of town to another... for me the biggest issue is the 
safety of these routes. ”
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Move 4: Range of activities

“Do you agree with the approach to introduce 
a greater range of activities across the town 
centre?”

83%
Agreed

Most comments referred to

an evening economy

facilitating family days out (markets, the arts)

improving connections to town

fixing the mix of residential and cultural offers

making Luton a destination

There were 139 comments for this question.   

assorted comments...

“ The night-time/evening economy will need to grow and 
be seamless between spaces... (however) I’m not entirely 
sure residential and the night-time economy mix very 
well... ”

“ We definitely do NOT need more high rise buildings 
anywhere in the town... We do need more and better 
quality town centre leisure facilities. ”

“ Having “diversity” and love Luton” events is pretty 
pathetic and creates an issue where there is none. 
Deep down we all get along. It’s just town planning has 
separated our communities from each other. ”

“ Any activity would be helpful but it has to be actioned 
in a way that it will be sustainable. Or there is an annual 
budget set aside for such activity.”

“ How does the Mall fit into this, It seems to have been 
carved up between the districts. ”

“ The Mall and George street are seen as the centre but it 
is much wider but little happens off these streets. ”
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Move 5: River and parks

“Do you agree with the proposed approach to 
open up the river within the town centre and to 
introduce new green areas and parks?”

93%
Agreed

Most comments referred to

empty buildings (inc. car parks)

combining spaces with walking and cycling routes

ensuring safety on new routes

adding more trees in town

creating riverside opportuinties for bars, restaurants

There were 151 comments for this question.   

assorted comments...

“ Sick of seeing trees cut down... stop allowing 
developers to ignore landscaping plans in planning 
permissions. ”

“ Did this in Reading years ago - could knock down the 
library too! Do something radical - Central Park in luton 
anybody ”

“ Good idea, but don’t forget the biggest reason for the 
bad air pollution is the airport. ”

“ The river gardens in Hemel are a wonderful asset, 
if Luton could even look to create something like this. 
However it needs maintenance as even Wardown park 
seems very neglected at times.”

“ Have you been through town late at night on your 
way home from work? Imagine what it’d look like in the 
morning? Young Lutonions have zero respect for their 
environment or for others. ”

“ 100% agree with this initiative! The river lea has such 
historic significance to this town ”



AREA OPTIONS 
 

ONLINE SURVEY



Covid-19 concerns

Impossible to have a realistic view on the (too) long term given the current economic and 
pandemic climate

V worried that works associated to the new stadium won't happen. 

Is the university going to survive the pandemic? 

I like the arts events that took place over the years and think they bring the community together but now it seems 
unlikely we can afford to put on such events and Covid is playing a huge part in a major loss of income.

Even looking 5 years ahead is too much if you don't have the budget or the shoppers.

Don’t think that more office space is a good idea especially with more people working from home as part 
of the Covid experience.

 If there is funding earmarked for this project, would it be more beneficial to transfer it to social services 
which has received a hit during the pandemic.



General response to phasing

SHORT 
term

MEDIUM 
term

LONG 
term

Street markets are generally lauded 
- creates a reason to come into town

“ Short and medium term plans are 
a waste of time.  Work out what 
you want in the long term and go 
for it with say a 5-year plan. ”

(area 1)

Is short term ineffectual given the 
array of problems to fix in Luton

“ Short term fixes do nothing for the 
long term. Window dressing will fail 
to hide the underlying deprivation 
and social issues surrounding the 

town centre. ”
(area 2)

Short term allows for testing to see 
what works

How will there be any funding 
available for anything beyond the 

short term?

“ I really like the idea of the train 
station becoming the gateway to 
the city centre. It would be great 

to include this in the mid- and long-
term transport plans for the city, and 
cooperate with airport transport and 

facilities too. ”
(area 2)

Enhancing the mall is a ‘mistake’ 
- revert back to a traditional street 

plan

“ No benefit at all of long term. 
Mid approach is most beneficial 
and what is being asked for given 
the results from the last survey. ”

(area 4)

Go for long term straight away

“ And as the long term plan 
appears to be knocking down part 
of the Arndale, even better. Do it - 

do it now! ”
(area 1)

Luton needs to be a place to visit 
before any long term solution can 

be successful

Covid-19 means that any long term 
effects will be hard to predict

“ The council could seek private 
sector partners for joint investments 

with conditions set to ensure that the 
long term use of the buildings ”

(move 1)
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Area 1: St George’s Bridge

186 responsesGeneral concerns
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186 responsesGeneral concerns

Where is the ambition. A 
box park type temporary 
development could be in 
place within months subject 
to covid.

Most of the business around 
the square should have an 
outside seating area.

Like the green up. hope the 
new buildings don’t cut out 
too much light or box us in.

Flood the area with seating. 
It must be comfortable. 
No current seating is 
comfortable.

common themes:

safeguarding against 
overcrowding

anti-social behaviour

quality of new builds

retail and F&B offering

access to the town 
centre

Area 1: St George’s Bridge

Focus on new and 
improved facilities for 
office space, retail, leisure 
and food & drink (pubs, 
restaurants).

No mention of properties by 
dual carriageway that are 
hostels and accommodation 
for refugees, homeless 
and addicts. How are 
LBC investing to support 
this part of our community 
to recover, rebuild and 
thrive? Not including this is 
shortsighted and could lead 
to a shift of the underbelly 
being elsewhere and 
making the town centre still 
undesirable after dark.

The increase of residential 
buildings is going to over-
crowd this area and will not 
feel welcoming to all. The 
flats will inevitably get run 
down like the existing ones 
already in this area.

Keep, sensitively renovate 
and include the heritage 
buildings in the area.

Need to maximise the use 
of natural light to stop the 
area looking dark and dingy, 
please create a light and 
airy place that families will 
want to visit.

If you remove the library 
and cinema will you have 
them available elsewhere in 
the centre? These are vital 
services I would hate to 
see lost. Although agree 
that their buildings do need 
renovation.
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96 responsesPhasing concerns

“ So much depends on the quality of 
the developments and the attraction it will 
have to draw people in. “

Short Term
Over 75% support
“Short term development proposed around the library 
needs clarification.“

“The faster we green it up to make it more attractive 
the better.”

“As long as there is a replacement Library/theatre 
introduced.”

Medium Term
Over 75% support

Long Term
Over 75% support

strongly agree agree neither agree 
or disagree

disagree strongly disagree

Most common themes for area 1:

 · less housing in centre

 · more community services / library

 · improve quality of buildings

 · improving greenery / public realm

 · better restaurants / bars

Option preferences

Area 1: St George’s Bridge
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Area 2: Station and Hat District

136 responsesGeneral concerns



Luton Town Centre Masterplan consultation summary Avison Young with Allies and Morrison January 2021

136 responsesGeneral concerns

There needs to be a 
consistent architectural 
style with all the new 
buildings in this area.

Try to preserve the 
character of the hat 
factory and old buildings 
as much as possible. The 
new architecture should be 
complementary to the 
existing buildings...

Please encourage people to 
use public transport. Help
Bus and train users. The 
Arndale cuts the town 
in half - it’s concrete 
wall faces the station. 

Without a drastic station 
refurbishment (or 
preferably an entirely new 
station building!) the rest of 
the plans for this area are 
likely to flounder.

As for the Arts stuff, I’m all 
in favour, but some of these 
ideas are a gamble. There 
have to be real, long-term 
opportunities or people 
wont come to try them in the 
first place.

School places. Schools are 
pushed as it is. Where will 
these children in new homes 
go?

We will end up with lots 
of flats everywhere and 
the promised community 
areas and these pretty 
pictures are just there to trick 
us into agreeing to these 
developments.

We need better thinking 
around what we mean 
by “community space/
building” etc. You cant 
just build spaces for the 
community....you need to 
have a strong identity/
purpose for these spaces 
then build them otherwise we 
end up with expensive new 
build community areas that 
the community doesn’t use or 
even know exist.

Worried about not enough 
services for even more 
residents, eg schools, 
doctors, dentists

The railway station is truly 
awful, not just an eyesore 
but user-hostile...

common themes:

too much housing

new train station

embrace Luton heritage

access to station area

cultural quarter

Area 2: Station and Hat District
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Short Term
Over 75% support
“Full station redevelopment and improvements to food, 
drink and retail should be aspired to be achieved in 
the short term.”

“In the future we need to be looking at local artists, 
children, students and maybe even old Lutonions first 
to see whether they can deliver relevant art.”

“Concerned that the long-term approach does not 
deal with the monstrosity that is the Luton Station Car 
Park on Midland Road.”

Medium Term
Over 75% support

Long Term
75% support

strongly 
agree

agree neither agree 
or disagree

disagree strongly 
disagree

62 responsesPhasing concernsOption preferences

Area 2: Station and Hat District

“ We need less redevelopment 
in front of the station... An inviting 
entrance into town that way, rather 
than block buildings. “

Most common themes for area 2:

 · arts / evening economy

 · concern for high-rise by station

 · redevelopment of station

 · improving greenery / public realm

 · cycling / walking routes
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Area 3: Church Street and east

106 responsesGeneral concerns
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106 responsesGeneral concerns

Area 3: Church Street and east

My main concern as a 
member of St Mary’s 
church would be where 
will worshipers park and 
how will they access the 
church - both during the work 
being done and longer term. 
Large sections of the church 
community are not able to 
walk too far or afford to pay 
for parking.

My most significant concern 
is that there remains enough 
blue badge parking 
spaces to make it convenient 
for disabled people such as 
myself to continue to easily 
access the Mall.

Improvement in the east end 
of mall and should include 
restaurants so that can walk 
to this area for meal out as 
an alternative option to 
town centre.

I honestly do not see 
why everything hinges 
on residential new build, 
the local infrastructure 
cannot cope as it is... 
nothing currently built has 
had any sympathetic styling 
in the architecture.

The challenge will be to 
integrate the football 
ground area effectively 
outside of its 25-30 match 
days per year.

Do we also a stadium full 
of football hooligans 
parading through the town?

Stadium is important for 
creating a focus point 
for this end of the town to 
balance St George’s Square.

No more building around the 
Parish church. The beautiful 
building is dwarfed by 
the university buildings 
and has sadly become 
insignificant.

Cycle lanes have not 
worked out as planned in 
other town centres and have 
in fact been removed due to 
traffic congestion and delays.

common themes:

the stadium - pros & cons

greening the area

traffic access / flow

looking after the church

uncertainty / slowness
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53 responsesPhasing concerns

“Show off our beautiful church.”

“Anything that knocks down and/or improves the 
Arndale gets the thumbs up from me.”

“Football traffic will need controlling especially 
around festival times.  Park and ride scheme must be 
in operation from all areas around the town.”

Medium Term
Over 75% support

Long Term
Over 75% support

strongly agree agree neither agree 
or disagree

disagree strongly disagree

Short Term
Over 75% support

Option preferences

Area 3: Church Street and east

“ An important connection between 
Luton Airport Parkway, Power Court 
and town centre, this would be 
significant change for us ! “

Most common themes for area 3:

 · reinstate church presence

 · improving greenery & public realm

 · balance pedestrians & vehicles

 · football traffic concerns

 · making the most of the stadium
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Area 4: George Street and south

106 responsesGeneral concerns
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106 responsesGeneral concerns

Area 4: George Street and south

Make the area safe and 
to attract major national 
aspirational retail brands 
to locate to Luton, that 
everyone wants to visit.

Developers never sound 
proof the accommodation 
properly, see Guildford 
St and Mill St as a prime 
example of that, causing 
the closure of 2 music 
venues... A lot of these 
“residential” ideas are really 
suspect in my personal 
opinion.

“I think anyone leasing these 
shops should be made to 
clean up outside in the 
morning as you see shops 
doing abroad and clearing 
the rubbish... 
It’s about time people started 
to be made to take pride 
in the town”

Churches, Community 
Centres have a vital role to 
play and in other towns like 
Harpenden operate 7 days 
a week.

You will need to set 
standards for shop fronts on 
the street to inject some 
quality, ban all the to 
let signs etc. Encourage 
independent shops along 
here. Reduced business rates 
to support this.

George Street needs to 
recognise it is no longer 
Luton’s ‘High Street’ and 
a new role as cultural/
leisure centre is urgently 
needed.

The Chapel St roundabout 
underpass cannot be made 
tolerable without a complete 
rethink.

I hope the refurbishing of 
buildings and streets make 
them look more like the 
typical English town and 
not an industrial one.

The frontage and entrance 
should not become a mere 
facade to say, pound shops.
The cinema refurbishment 
and redevelopment requires 
a deep think, and deserves 
a quality decision.

common themes:

anti-social behaviour

quality of shops/business

re-use of heritage

creating community space

pedestrian access 
(busy roads)
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69 responsesPhasing concerns

“I do like the plan to connect George St to the Station 
with an open air route. Brilliant! It would relieve the 
feeling of the Mall being an overbearing hulk.”

“Enhancing The Mall is a mistake - knock it down and 
reintroduce a traditional street plan.”

“We should have had a tram system put in, instead of 
the bus way - thus we could have ran a tram system 
through the town centre (like it used to many years 
ago).”

Medium Term
Over 75% support

Long Term
Over 75% support

strongly agree agree neither agree 
or disagree

disagree strongly disagree

Short Term
Over 75% support

Option preferences

Area 4: George Street and south

“ The old cinema is an architectural, 
and historic asset for the street... 
the frontage and entrance should 
not become a mere facade to say, 
pound shops. “

Most common themes for area 4:

 · anti-social behaviour

 · pedestrianise / bring back tram

 · retaining ABC / heritage assets

 · bringing big change, sooner

 · mixed-use attractions for visitors



EMAIL SUBMISSIONS
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Historic England

Plaiters Lea 

High Town Road
conservation area

conservation area

A key interest in improving the key areas:

Significant themes conveyed:

promoting a finer grain of urban blocks

Plaiters Lea - improving building quality and frontage, and improving connectivity

High Town Road - reinstate historical importance, resolve divide made from rail

Making Luton a place to move within, not travel through

Promoting buildings and public realm sympathetic to heritage architecture

Selected comments:

“ ...the key element that detracts from 
the quality of Luton’s urban form and 

historic townscape in this area is the Park 
and Victoria Viaducts and associated 

highway infrastructure of the A505 
”

“ We support the removal of the building 
presently containing Five Guys and TK 
Maxx, which, in terms of design, has 

few redeeming features. ”

“ We have previously advocated the 
production of a detailed masterplan 

focused on Plaiter’s Lea area, and repeat 
that encouragement here. ”

“ Whilst the idea of using a churchyard 
as public green space is not one we 
oppose, we are concerned that the 

wholesale removal of grave stones from 
their context would be particularly 
harmful, and would not sustain the 
significance of the heritage asset.
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Environment Agency

Deculverting
the River Lea

A key interest in:

Significant themes conveyed:

promoting healthier livelihoods with well-designed green space

tackling poverty with green space

improving investment potential for the town

ensuring the stadium is not built on top of the River Lea

environmental benefits of de-culverting the Lea

Selected comments:

“ It is unclear if the Lea is diverted 
around the stadium on the medium/
long-term plan but this is what should 

be occurring. We would strongly seek 
the deculverting of this section too. ”

“ This document demonstrates benefits 
from green spaces and generally 

‘greener’ communities: Improving 
Access to Greenspace (March 

2020) – Public Health England ”

“ (Deculverting the Lea) will aid in 
reducing flood risk, improve habitats 
and biodiversity whilst increasing air 

and water quality ”
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Education Provision and Planning team

School Places

Selected comments:

“ The central Luton area has the 
greatest lack of school surplus, 

and by that end, parental 
choice.”

A key interest in:

Key messages:

schools in the central and southern regions of Luton are feeling pressure

any new development needs to consider provision of education

Council should allocate potential areas that could turn into school provision 
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The Culture Trust

Conserving
heritage integrity and creative industry 

A key interest in:

Key messages:

creating green space from car parking land

final phase too dense - preserve some space for green areas

building heights should respect the heritage skyline

identify venues of culture - and don’t place residential homes next to them

new developments in the Hat District should have a cultural use

1% of development costs should go to CTL to redistribute for community use

Selected comments:

“ Hat District - to protect the heritage 
integrity and creative industry use 
of the space, we believe that new 

developments in the heart of the District 
should be restricted or as safe-guarded 

with special planning protection 
- preventing intense or insensitive 

developments.”

“ It would be nice... for the Trust to 
be identified as an anchor institute and 

charity with the mission to ‘connect 
communities through culture’. ”
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Assorted emails

Club co-ordinator ResidentLBC Cultural Enabler

Shaping a new sound 
designation policy with local 

creatives.

Any potential new theatre 
space needs proper community 
consultation to figure out a best 
combination of uses (and avoid 

label of vanity project)

Events framework (that Michaela is 
working on) and masterplan need to 

inform each other

Please consider Michaela’s 
involvement in cultural projects!

All Lutonions from different 
backgrounds / communities need 

to be considered in future projects / 
consultations

“ Just one thing I would like to add 
regarding shared surfaces, with the 

drive to electric vehicles and as 
these vehicles are silent this will add 
to the danger of shared surfaces 

for visually impaired people ”

“ I would just like to suggest that 
when you are designing the town 
center that you add mixed fruit 
trees and maybe strawberry 

plants in troughs... there are lots 
of poor and homeless in this town 

and that will help them as well teach 
the young where fruit comes from 

as well as encouraging them to eat 
it to stay healthier... I would like to 
see this being pushed forwards into 

schools too. ”



VIRTUAL  
WORKSHOPS
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Workshop overview

Format

The masterplan team held a series of virtual  
events via zoom during the options consultation 
period:

1. Introduction to the masterplan webinar and  
 Q&A - held on 9 November, recorded  
 and available for viewing throughout the  
 consultation period

2. Area- based workshops
 Area 1 St George’s Bridge - held on 17  
 November
 Area 2 Station and Hat District - held on 20  
 November
 Area 3 Church Street and east - held on 24  
 November
 Area 4 George Street and south - held on  
 27 November

3. Young People’s Panel / Youth Council   
 workshop session - held on 26 November
 

The events were promoted via the website, the 
Council’s social media channels, Luton BID, 
and to all those that had engaged with the 
masterplan to date.

For the area-based workshops and the Youth 
Council workshop the team recorded comments 
during the workshop which have been used as 
the basis for analysis here.

A series of additional meetings were held with a 
range of council and interest groups to explain 
the masterplan proposals and promote interest in 
the consultation exercise and online survey.
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Concern 
that any 
new 
housing 
must meet 
needs

Area 1: St George’s Bridge workshop

• General support for the proposals and aspirations 
for the town centre and this area.

• Strong support for Library Road car park proposal 
–this is one of the worst parts of the town.

• Support for human scale massing - the mid rise 
proposed is appropriate.

• Concern about the quantum and quality of housing - 
any new housing should meet local needs.

• Leisure/new uses need to relate to Luton 
communities, and need to deal with safety concerns 
in order for people to use them.

• Concern regarding funding and delivery - How is 
the Council going to deliver it?

• Emphasis on upfront investment - but concern that 
this will be challenging.

• Concern about enforcing the masterplan aspirations 
with developers - the delivery must match the 
ambition.

• Emphasis that phasing will be important – questions 
around which area should be the priority?

• Further suggestions to enhance the options including 
enlivening the blank Mall wall on Silver Street.

Long term option proposed

Strong 
support 
for Library 
Road 
car park 
proposal

Key themes
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Virtual board used for recording comments made 
during the workshop
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Selection of comments made during the workshop

“The night time economy is not as 
diverse as it should be to appeal 

to a cross section of the town. 
People won’t come out, if people 

do not feel safe”

“Other shorter term 
improvements  have been looked 

at for the Mall along the Silver 
St frontage - e.g. smaller units 

for mixed use fronting Silver St - 
these should be included”

What’s missing is input from 
females - mums stuck at home. 

And young people too. A lot more 
work needed on the social side to 

make sure people are engaged 
and can access these services.”

“Library Road car park and back 
end of the Mall looks awful. Smaller 

investments to improve appearance and 
uses in that area is important. Need to 
get that footfall and connections into 

town centre so people use all parts. 
Event marketing needs to encourage use 
of whole town centre, not just one part.”

“Galaxy centre - its about demand and what the 

community want. Needs a wide range of offer to 

appeal to the local community in order to survive. 

What is the local community? Do you fully understand 

it? Large non-white population - need to address that 

and attract that population to the town centre.  Need 

to make sure leisure options are attractive to Luton’s 

large non-white population.

“New leisure destination - is it going to take a lot 

of work and investment to make an environment 

that is successful and attractive.  This part of 

town is extremely important. Movement in the 

town centre will shift with Power Court and 

more people will be in the town centre. Mix of 

uses important to support growing population. 

Accessibility to station important Current route 

to St George’s Square not the safest.”
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Possible retrofit to existing building

Possible redevelopment block

Key pedestrian route

Area 2: Station and Hat District workshop

• General support for the proposals and aspirations 
for the town centre and this area

• Pleased to see heritage at the heart of it –further 
scope to make links to the Heritage framework

• Opportunity to emphasise the role of art in 
enhancing the area - celebrating the arrival into the 
town

• Strong support for improving the arrival experience 
at the station as a priority

• Concern about massing–need to be really careful to 
support views

• Concern about River Lea–proposals need to be 
clear what it will be like

• Concern about the quality of homes being very 
important - but need to have tools to make it happen

• Night time economy vs homes –need to be really 
careful about the conflict between these

• Work needed to take obstacles away from 
development of night time economy - licencing, 
sound proofing etc

• Need to provide cheap, simple workspace 
for artists (different to what The Culture Trust is 
providing)

• Suggestions that the Council needs to give creatives 
the opportunity to take the lead in the public realm

Concern 
that building 
heights may 
obscure 
views

Long term option proposed

Strong 
support for 
opening up 
the river and 
improving the 
station

Key themes
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Virtual board used for recording comments made during the workshop
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Selection of comments made during the workshop
“We need priorities - I suggest we 
should focus on building the buzz 

in the station/Hat District area 
first - and that will have a wider 
positive effect for the rest of the 

town centre”

“Quality of homes is 
very important - but 
need to have tools to 

make it happen”

“How can we make the 
transport interchange 
really iconic? That the 

design really flows into the 
identity of the Hat District. 
Real opportunity to make 

that connection.”

“How can we make the 
transport interchange really 
iconic? That the design really 
flows into the identity of the 

Hat District. Real opportunity to 
make that connection.”

“Really like the 
planting and 

greening proposals, 
and opening up the 

river”

“What is the offer when people enter the 

Hat District?  There is huge demand and 

need for affordable artist / work space.

The USP for Luton is the talent sat in back 

bedrooms. We need cheap pop-up space 

delivered by others to allow them to use 

it - different to what The Culture Trust is 

providing.  We need Affordable AND flexible 

- share the risk/rent.”

“Improving arrival experience into town centre at train station - important to get that fixed to open up to Hat District and improve the town’s image.”

“Lots is needed to take 
the obstacles away from 

development of the night 
time economy in the 

town - licencing, sound 
proofing - are all big issues 

stopping it happening”

“Hat District needs to be a cultural 
district. Mixed grade of offers 

need to be available - successful 
companies as well people who 

want to invest. Creativity is key and 
protecting that is important.”

“Need to recognise the role of art in 

enhancing the area - celebrating the arrival 

into the town. It’s good to see heritage at 

the heart of it. Need to be careful about 

heights to make sure the view as you enter 

remains and is enhanced. 

We’d like to engage further on heights

Suggest we should keep the triangle site 

open, not build on it.”
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Area 3: Church Street and east workshop
Key themes:
• Support for having a masterplan for this area - 

attendees all felt this was a really important area of 
change which needs joined up thinking and support. 
Suggestion that design guidance is needed for this 
area to ensure the resulting character is strong.

• Support for recognising the river as important and 
a heritage asset – differing opinions on how to this 
should be realised.

• Concerns around viability and that this needs to 
be a central driver  - sites must stack up to support 
delivery and change on the ground

• Concern about delivering the river route on Power 
Court site - a number of attendees felt the priority 
was a green corridor along St Mary’s Road and this 
need not include open river sections

• Concern about the building heights shown on 
Power Court and these should reflect what is being 
proposed by 2020 Developments

• Enhanced role for the churchyard as a town centre 
green space and church as a community space – 
scope to open up much more

• Stronger links to university - concern that the 
masterplan does not make enough of the potential

• Suggestion that phasing should reflect 2020’s 
ambition to deliver the stadium in the short term 

• Concern about the quality, size and performance of 
housing - need to raise quality overall.

• Night time economy should be considered more. 

Concern about 
viability and 
the importance 
of enabling 
delivery on the 
ground

Long term option proposed

Strong 
support for 
a forward 
looking 
masterplan 
for this area
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Virtual board used for recording comments made during the workshop
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Selection of comments made during the workshop
“Look at precedents for  

churchyards - be aspirational.  
St Mary’s have plans - would 

be good to integrate them into 
masterplan”“This part of the 

town is going to get 

much busier - need 

to cater for this in 

connections”

“Shopping centre 

has always been too 

big”

“The eastern side is a substantial 
opportunity area - a step change for how 

people view Luton town centre.
Where does this sit as a priority in relation 

to the other four areas you’ve identified 
across the town centre?”

“Power Court needs to work commercially.”

“River Lea should stay on 
Power Court and not be on 

St Mary’s Road. St Mary’s 
Road is a green corridor.”

“Need to be clear about what 
heritage we’re celebrating - 

include St Mary’s Church”

“Stadium will come 
forward before 5 

years”

“Can the framework offer a 
guide to the architectural  style / 
public realm / materiality  for this 
area? Design guidance would be 

useful.”

“The river should 
retain its existing 

course through 
Power Court.”

“Delivery is the key - need 
to see change on the 

ground, not just plans”

“Can the framework offer a guide to 

the architectural  style / public realm 

/ materiality  for this area? Design 

guidance would be useful.”
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Area 4: George Street and south workshop

Key themes:
• General support for the masterplan approach for 

the town centre and the proposals for this area.
• Attendees emphasised that addressing safety and 

behaviour is key here.
• Concern that the masterplan is too focused is too 

much on the physical environment – need more 
beyond this to address the safety issues (poverty, 
mental health, drug and alcohol addiction).

• Suggestion that there should be a stronger role for 
Market Hill – outdoor performance, art, families 
and children.

• Concern about new homes – need to make sure 
these are good quality (proper sized balconies, 
amenity space etc). 

• Concern that introducing homes needs to be 
managed alongside the need to really support the 
night time economy.

• Suggestion that George Street should be the place 
for cafes and restaurants.

• Differing views over bus proposal – some really 
like it, others concerned about losing the benefit of 
pedestrianisation.

• Suggestion that a prioritised public realm strategy 
with identified projects is needed, with opportunities 
for artists to pick up delivering some of these.

• Differing views on upgrading underpasses / 
introducing at grade crossings - but generally 
support for improving quality of the routes into the 
centre.

Concern about 
introducing 
new homes - 
they must be 
high quality 
homes

Long term option proposed

Support for 
enhancing 
public realm 
and streets
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Virtual board used for recording comments made during the workshop
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Selection of comments made during the workshop

We’re concerned about the quality of homes - especially the size of units.”

“Concern that people don’t 
have outside private space 
ie balconies? Lack of green 

space in town centre and now a 
higher priority to have private 
open space - this needs to be 

considered”

“I’m concerned about bringing 
new homes into the town centre 

and the impact on pubs and 
nightlife.  Mixing these uses 

together can be very positive IF 
done in the right way.”

“We need a prioritised public realm 
strategy as an outcome of this 

masterplanning exercise so that the 
Council can seek suitable solutions / 

funding for the projects that emerge.”

“George Street should be 
the place for restaurants 
and cafés - an easy win 

- already pedestrianised - 
space to sit outside”

“Encourage Council 

to get on top of the 

arts / cultural scene 

in Luton”

“How do we manage antisocial 
behaviour? Introducing high 

quality attractive public spaces 
whilst also making sure they 

are safe and used by everyone - 
how can we achieve this?”

“This is about the physical environment - 

does have a role to play but is not the key 

thing.

The key thing is reducing poverty, providing 

appropriate mental health services, reducing 

drug and alcohol addiction - much bigger 

issues that go beyond this plan.  You have to 

deal with the root causes of these issues” “Slowing traffic down 

on Stuart Rd will have 

an impact on the wider 

movement in town centre.”
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Youth Council/Young People’s Panel workshop

Area 4: George Street and South

 “This long term option sounds good. 

However, I would not include the bus as this 

area is a nice open walkway and a bus may 

reduce safety for families with small children 

and the general public.”

“Agree with this point. The 

mobility bus is a great idea. 

Has a health and safety risk 
been done for this?”

Area 4 - George Street and south: 
Long term option proposed

Area 3 - Church Street and east: 
Medium term option proposed

“I prefer this option for the 

Eastern area.”

A special joint session of Youth Council 
and Young People’s Panel members 
took place on 26 November 2020.  
The masterplan team talked through the 
proposals and discussed the options with 
attendees.  The young people were then 
invited to post comments on the options. A 
selection of the key ones are shown here.

The members were really supportive of 
what the masterplan is putting forward 
and emphasised the need to help build in 
jobs and future careers for young people 
in the town.
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Council and interest group meetings

A series of mini workshops / meetings were 
held with a range of groups, boards and 
interests:

1. Environment Agency – 29 October

2. Creative Forum – 10 November

3. Heritage Forum – 26 November

4. University of Bedfordshire – 03    
 December

5. Luton BID – 3 December

6. VI Group - 19 Novembers and 3    
 December

7. Luton Arts and Culture Strategy Group –   
 29 November

8.  Inclusive Economy Board – 30    
 November

9. Population Wellbeing Board – 9    
 December

10. Staff Workshop – 25 November

11. DfT, Network Rail and GTR – 6 January   
 2021

12. SEND Students Workshop – 6    
 November



SOCIAL MEDIA
COMMENTS
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Facebook comments

“Another artist impression. Never get 
built”

“To start with, how about demolishing 
all the wooden structures outside 
some of our shops, the latest wooden 
structure has just been put together by 
some cowboys on the corner of Limbury 
Rd and Coniston Rd. In the last few 
years, those wooden structures seem to 
pop up everywhere and are dangerous. 
How those cowboys get away with this 
practice is beyond comprehension. What 
I don’t understand is why our elected 
Councillors can’t see what is going on 
and yet this practice still continues. In my 
humble opinion this is a Safety Hazard 
and our Borough Council should start 
dismantling them, it is not fair to the 
residents who pay their council tax. So 
come on LBC and get this sorted.

“Yeah and how much are consultants 
going to cost the people of Luton I say 
the people cause the councillors spend 
our money as if its there’s”

“Is there an option of bulldozing it and 
starting again. Other than the beauty 
of our Town Hall it is a absolute grief 
hole. And I say that as a passionate 
supporter of my Town.”

“knock it all down terrible design”

“...the council are completely inept. The 
problems are clear of the town centre 
etc - no need to dive into consultation 
etc. There are various problems that 
could be solved here and now with a bit 
of initiative etc.
Sounds like the Saudi 2030 vision 
to modernise, which is complete 
transformation and requires decade 
planning.”

“Flatten it and start again (except the 
actual attractive old buildings)”

“For a council thats skint they certainly 
have big ambitions to spend other 
peoples money!”

“Why don’t they consult on where that 
missing £1m has gone, before they 
start on anything else?”

“Pipe dreams”

“More wasted money from the corrupt 
council. These “consultants” will 100% 
be known to members of the council 
and just another way of syphoning 
money into their own pockets.”
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Facebook comments

“Oh for goodness sake!!!!!! Didn’t they 
do this for the Kimpton road development 
and airport train connection? A big fancy 
event at the st Pancras hotel? LBC you 
say we are broke. LBC residents have 
pulled together to feed hungry children 
out of their own pockets this half term. 
Just look at your own page to see what 
people, the council tax payers, want. 
You’ve had visions for years and it’s not 
exactly vibrant and thriving is it? Who 
will you be paying for this? Failing 
Grayling?”

“Please please clean our streets”

“It’s like a foreign land ,its grey dull brick, 
begging ,gang pick pockets ,drunks drug 
dealers,dirty,luton has a vision,for who, 
more corruption. LBC has no money. If 
LBC was a company they would all be 
sacked. there robbing the poor to 
pay for it.”

“The town centre is dead. We have no 
theatre or music venue, limited sports 
access, a huge array of abandoned 
buildings and few shops. They have 
already used tax payers money to 
promote the town at its best. They should 
not be spending money we cannot afford 
on consultants. We should spend it 
on legal fees forcing building owners 
to renovate high street buildings to start 
with.”

“Bulldozing the Arndale is not as silly 
as it sounds. The way business and 
leisure shopping is going, the days of 
retail centres like these are well and truly 
numbered, and councils who try to keep 
these 60’s and 70’s edifices alive will 
be wasting more of their money. We 
are going to be heading the way of the 
USA, where shopping is online or out of 
town and ‘heritage leisure’ will be the 
only way to get people into the centre of 
towns.”

“I could save a fortune on 
consultants... bulldoze the arndale 
and provide a decent road network...”

“...that’s too simple”

“I remember consultations 20 years 
ago. And it’s taken Luton Town 
Football Club to boost things - a 
private entity. Yet MK, Stevenage, 
are all improving since their councils 
have some balls and intelligence. 
The council is why Luton has been 
backward compared to many other 
towns locally and of similar size 
around the UK.”

“Imagine is all they can do as they are 
cutting so much help for vulnerable 
people just who is going to pay for all 
of that”
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Facebook comments

“People want more parks..... So why are 
the council hell bent on destroying one in 
Wigmore?”

“This council won’t take any notice. They 
think that they know best . How about a 
new library for Sundon Park, since they 
got rid of the old one,without asking 
what the residents wanted.”

“Who actually put we need more art 
galleries? .. “Let’s pop into the Luton 
town centre to visit an art gallery”.. 
sounds like the council’s been filling out 
their own consultation”

“PLEASE FOR THE LOVE OF GOD NO 
MORE CHICKEN PIZZA KEBAB OR 
ANY OTHER CRAP FOOD SHOPS”

“It would be nice to have an area/land 
where you can go and plant trees with 
your family.”

How about making our paths weed, 
grass and litter free and sorting out the 
broken and uneven paths, you’ve no 
idea how bad it feels when going about 
on a wheelchair or mobility scooter and 
I’m not talking about the town centre.

“Act on food take aways re the street litter 
that arises via their customers”

“Well we listened to what you said and 
we’re gonna totally ignore that and 
continue to rinse the local community 
and waste all the council tax money on 
pointless road building and traffic lights.”

“Preservation of Luton’s heritage, great 
, what’s left of it after the demolition of 
many old buildings and letting at least 
one rot, that is, the old cinema, 

High quality office space, great never 
mind that there is already empty 
offices and likely to be more now that 
businesses have realised that they 
get better quality work from people 
working from home, safer spaces 
and affordable activities is actually a 
good point, having a venue for live 
acts would be good instead of having 
to go out of town, our nearest is The 
Grove theatre but that is small, other 
than that it’s St Albans, Milton Keynes, 
London or Peterborough to name one 
or two, art is important , a combined 
art gallery/museum maybe.”

“Where’s the money coming from to 
do all this”



IMPLICATIONS
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Headline themes

Town centre living
Concerns about the quantity and quality 
of residential proposed
• could overcrowd / overwhelm the 

town centre, and undermine other 
roles such as night time economy

• viability of providing the right size and 
type of units - needs to match housing 
need, but likely to be undeliverable

• lack of green space, amenity space, 
private space, parking

• design quality generally - need a 
higher threshold

Actions?
1. Review housing numbers and 
typologies
2. Viability assessment - can schemes 
deliver housing need, affordable portion, 
design quality and S106/public realm 
enhancements?
3. Residential design guide

Deliverability
Concerns about the long list of wishes 
and little amount of money available to 
fund them
• lots of public realm / movement 

interventions, many in short term time 
frame

• financial position of Council now very 
different

• shifting positions/attitudes of 
landowners

Actions?
1. Review of non-development 
interventions
2. Review previous scheme 
contributions - Estimate % from s106 
likely based on past permissions as 
perspective 
3. Review funding potential - what 
funding pots will still be options?

Phasing
Questions about where the priorities 
for change given the wide scope of 
opportunities proposed
• which is the priority - east or west, 

station or George Street?
• each phase of development needs 

to deliver community services, public 
realm enhancement early

• with so much opportunity its hard to 
favour one area over another, but the 
masterplan needs to direct the focus

Actions?
1. Review post-Covid position of sites
2. Review phasing priorities - which 
are the key priorities for short/medium 
term? 



Luton Town Centre Masterplan consultation summary Avison Young with Allies and Morrison January 2021

Headline themes

River Lea
Strong support for opening up the river 
and the river corridor strategy, but 
underlying concern regarding what will 
be like and how it will be funded
• priorities need to identified
• funding and the approach to delivery 

of these projects needs to be 
understood

• clarity on river route at Power Court 
required

Actions?
1. Review priority locations for 
opening up the river
2. Explore funding with Environment 
Agency and Historic England/HLF
3. Review Power Court framework 
in light of Environment Agency and 
landowner comments 

Leisure / night time economy
Concern regarding lack of information 
• leisure and Food and Beverage uses 

should be tailored to community (i.e. 
alcohol free, specific cultural interests, 
family-friendly etc)

• more on location of different aspects 
of these uses and where they are to 
be focused

• greater consideration of conflict 
between residential and night time 
economy uses needed

Actions?
1. Review locations to provide 
stronger steer - reconsider George 
Street?
2. Review where development 
emphasis is overwhelmingly 
residential

Community infrastructure
Concern that greater focus is needed on 
social / community infrastructure 
• potential need for school provision in 

the town centre
• what is needed in the town centre to 

make it a focus for the community - not 
just a health hub

Actions?
1. Estimate social infrastructure 
requirements on back of housing 
numbers
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Area 1: St. George’s Bridge

Review themes
• Night time economy role
• River site priorities
• St. George’s Square - clearer vision
• Galaxy Centre site 
• Extend area to cover link to Bury 

Park? Emphasis connections to 
surrounding neighbourhoods

• Is Area 3 more of a priority than this 
area or not?
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Area 2: Station and Hat District

Review themes
• Night time economy role
• River site priorities
• Station priority
• Emphasise link to High Town more
• Review heights
• Review quantum of housing - too 

much?
• What’s the role for The Culture Trust / 

artist groups?
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Area 3: Church Street and east

Review themes
• River route
• Building heights
• St Mary’s Churchyard 
• Review housing quantum - and what 

infrastructure/open space is needed 
to make this work
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Area 4: George Street and south

Review themes
• Night time economy role
• Land use mix on George Street
• Community services - what else could 

form part of George Street offer?
• Review long term bus option
• Review housing quantum - and what 

might be needed to support it
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