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6 Implementation
Implementation of the Development Framework 
demands genuine co-operation between the public 
sector partners, the wider Luton community and private 
sector interests.  The process of preparation of the 
Development Framework and the public consultation 
exercise undertaken during early July 2004 has 
initiated that essential collaboration.  There is every 
indication that major change is seen as both desirable 
and essential if the town is to thrive and respond to 
the emerging urban challenges.  Implementation also 
requires that a dedicated Implementation Group is set 
up within Luton Borough Council (LBC) that has both 
the resources, mandate and project management skills 
to drive through the complex projects that are identifi ed 
in the Development Framework.  The Group must 
provide strong and consistent leadership for the project 
whether or not an Urban Development Corporation is 
established.

Development Framework Baseline

LBC and its partners have already progressed 
a number of major projects related to the Town 
Centre.  These have now been incorporated into 
the Development Framework baseline that forms an 
essential fi rst stage in the implementation process.  
Importantly, major transportation projects are already 
funded but will not come on stream for three to fi ve 
years.  LBC have a unique window of opportunity in 
which to defi ne and shape major development and 
public realm projects in the town centre with the strong 
probability (a situation that does not prevail in many 
of the town’s immediate competitors) that signifi cant 
additional public transport capacity will be delivered.  
It is vital that these major transportation projects are 
pursued with the utmost vigour and delivered within the 
established programme timescales.  The expansion 
intentions for London Luton Airport contribute to the 
image of Luton as being at the heart of a conurbation 
that is investing in the progressive transportation 
system needed to deliver and underpin sustainable 
growth.

Development Interest

Major development companies are already investing 
considerable resources to secure opportunities in the 
town.  The Development Framework provides the fi rst 
step in demonstrating to the market that the Council 
and its partners are serious about delivering change 
in the town centre.  This will be achieved through the 
strategic vision embodied within the Framework and 
also by demonstrating that the Council and its partners 
are committed to delivering the infrastructure and 
policy adjustments needed to provide the foundation 
for change and investment.

 

The potential formation of an Urban Development 
Corporation (UDC) is a real benefi t.  The UDC will 
have access to substantial public sector funding that 
will enhance and accelerate change throughout the 
conurbation but will also give focus to town centre 
projects.  Importantly It will also offer the potential 
for an expedited decision making process for 
future development projects.  Certain development 
opportunities in the town centre, with Luton Station 
the prime example, will require LBC to take a strong 
lead by defi ning the development opportunity through 
preparation of detailed Development & Design 
Briefs including funding strategies that identify 
any requirement for gap funding.  There are also 
development situations that would benefi t from 
the confi dence and certainty that direct investment 
by English Partnerships or the East of England 
Development Agency would inject.  Investment by 
these high profi le agencies would increase confi dence 
in Luton.

ImplementationImplementationImplementationImplementationImplementation
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Implementing the Development 
Framework

The Council has a dual role in promoting the 
Development Framework.  It has a role as both land 
owner and separately as planning authority.  As land 
owner, it currently has interests in many of the key 
development sites including:  

• Power Court

• Crawley Road

• Bute Street car park

• The Gap Site (and adjacent land)

• Park Viaduct

• Silver Streer

This land interest provides LBC with the ability to 
directly influence both the nature of development and 
programming.  LBC must use its role as land owner 
pro-actively.  Where LBC has only a limited interest 
in a wider development area it should consider the 
opportunity (with its public sector partners) to make 
strategic acquisitions of adjacent land parcels.  This 
enlarged land interest would enable LBC to secure 
interest from development partners that may act as a 
catalyst to wider development on adjacent sites.

 

LBC has also been successful in working with major 
land owners such as the Prudential and Ballymore, 
to encourage new development.  This approach is 
welcomed (so long as there is mutuality of objectives), 
to lever private sector investment.  However, it is 
imperative that prior to these discussions taking place 
that LBC has reached a clear view on its objectives.  
To achieve this as landowner it should now prioritise 
delivery of the key sites through an implementation 
plan that identifies the principal actions required to 
bring forward each of the sites.  A crucial task in the 
implementation programme is the preparation of a town 
centre car parking strategy – given a number of the 
proposals in the Development Framework will have a 
direct or indirect impact on car parking numbers and 
car park distribution across the town centre.

LBC should develop its ‘vision’ for each of the key sites 
by preparing Development Briefs, or as a minimum, 
preparing a Statement of Development Principles.  
The Development Framework identifies a number of 
opportunity sites.  The schedule is not exhaustive and 
other sites will come forward for development.  This 
is to be welcomed and the challenge will be to ensure 
that development continues to support the principles 
of the Development Framework.  Similarly it might 
stimulate landowners/developers to amalgamate 
sites; again this is generally to be welcomed.  The 
Development Framework characterises the town centre 
into a number of districts which provide structure and 
identity.  During the course of implementation these 
should be kept under review so that changes and 
amalgamations can be made to respond to changing 
conditions.

Public square - Copenhagen
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Implementation Programme & 
Project Milestones

The Development Framework identifies a large number 
of potential projects to be completed over a ten year 
period from 2005 to 2014.  In order to focus activity and 
provide clear project milestones the Implementation 
Programme has been distilled into a key target projects 
to be competed within three scales.

Up to 2006  Early wins to build project momentum and confidence

• Bride Street / Manchester pedestrian priority works
• commence tree planting
• implement George Street Market
• Park Street corner
• Luton Maze
• Consultants appointed for town centre transport 

scheme

• Market Hall refurbishment
• Luton Carnival Arts Trust
• Arndale extension (St George’s Square)
• St George’s Square revamp

Up to 2008  Major transportation and access improvements to underpin regeneration

new bus station
complete Inner Ring Road (North)

demolition of Station Car Park & bus station
town centre car park refurbishment

Up to 2014  Completion ADF development projects & public spaces to complete the transformation

• enhanced retail base
• improved residential/leisure/service offer
• complete town centre squares

• complete pedestrian circulation system
• secure improvements to town centre approaches

Progress on all milestones should be the subject of 
regular monitoring.

Development Vehicle

The Implementation Programme shows how committed 
projects integrate with new projects and programmes 
initiated by the Development Framework.  This 
series of projects should be profiled together under 
the umbrella of the Development Framework.  If an 
Urban Development Corporation (UDC) is formed 
the Development Framework would be an important 
element of its action programme.  Luton Town Centre 

demands that there is a dedicated development 
agency established to take on the challenge.  The 
Development Framework assumes that this will be the 
Urban Development Corporation.  If this is not to be the 
case then a dedicated development vehicle needs to 
be established.
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Funding of Essential Town Centre 
Infrastructure

The public realm elements of the Development 
Framework provide the physical context for the 
development of individual sites.  The quality of the 
public realm will influence the quality of the eventual 
built development.  It is therefore appropriate that 
development projects contribute to the funding of 
essential new public realm infrastructure.

A further important issue for the Council (and 
the perception of the town centre) is the physical 
improvement of the railway station and its connectivity 
with Bute Street and the Arndale Centre.  LBC should 
develop specific planning policies (potentially through 
the use of supplementary guidance) to set up a Luton 
Town Centre Development Fund – through the use 
of Section 106 (or ‘Planning Contributions’ under the 
new Planning and Compulsory Purchase Act 2004). 
Emerging advice contained within a draft Circular 
on planning contributions highlights the potential for 
Local Authorities to ‘pool’ contributions from a number 
of development proposals.  These would be clearly 
linked to specific infrastructure works, including future 
provision, provided this is set out within an agreed 
timeframe.  There should be a clear and direct link 
between the development and the infrastructure, and a 
fair and reasonable scale of contribution sought relative 
to the nature of the development.  

The objective of the fund would be to secure funding 
from development sites in the town centre – and 
potentially major proposals outside of the town centre 
such as the Vauxhall site – to contribute to the public 
realm improvements and major enhancements to 
the station/new public transport interchange.  It will 
be necessary to commence early dialogue with 
Network Rail to achieve their ‘buy-in’ to the extent of 
improvements to the station that they would consider 
acceptable; without this there is a danger that the 
required specification of work could make the proposal 
unachievable due to the cost.

Paving detail - Copenhagen

Gala Theatre - Durham

Public realm - Milton Keynes
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Next Steps and Priorities

The Development Framework sets out a challenging 
agenda of projects, proposals and other actions 
required of LBC and its partners.  Each project now 
needs to move to amore detailed level of definition and 
assessment as part of the implementation process.  
We suggest that as a priority a Development Brief is 
prepared for the Luton Gateway District and the Hat 
Factory to include the bus station site, railway station 
and surrounding land, and the Silver Street and Bute 
Street area.

It is vital that this work on this next stage of work 
commences as soon as possible in order to maintain 
the momentum that has already built up.  LBC must 
maintain momentum by delivering the project on St 
George’s Square.  There is still considerable merit in 
holding a Developer Seminar to demonstrate the range 
of opportunities available in the town centre
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