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Introduction
Oxfordshire County Council is about to put in place a 20mph speed limit at the centre of Wallingford.
This will create renewed interest and opportunities for further town centre regeneration.
By itself creating a 20mph zone may not be very noticeable. Existing average traffic speeds within
the historic core of Wallingford are probably seldom higher than 20mph. However, there are subtle
advantages. It will make clear that though higher speeds are sometimes physically possible, they will
be illegal.
Rules concerning traffic signage will be less stringent and so a review of signage and associated
decluttering can help enhance the special historic nature and attractiveness of the town centre. The
resulting tidying up can suggest consequential improvements that help provide a pedestrian friendly
feel conducive with the pleasantly relaxed, atmosphere of Wallingford.
Thus, the 20mph limit could act as a catalyst for renewed regeneration following the interruptions of
Covid19.

This paper suggests a logical process whereby the aims for the future of the town centre are stated.
Current trends are examined and where possible measured. Some ideas for improvement are put
forward with their reasons. Finally, methods by which action can be taken separately or in
cooperation by the various authorities, agencies and groups that have interest in the town centre,
are set out as immediate and longer-term proposals.
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Aims
The Wallingford neighbourhood plan, currently in preparation, eloquently sets out the objectives for
the town centre They are to:
TRT01: Promote Wallingford as a vibrant and historic market town with many attractions for visitors
and residents.
TRT02: Positively and proactively encourage the sustainable growth, management, and adaptation
of Wallingford’s attractive town centre.
TRT03: Ensure the long-term vitality and viability of the town.
TRT04: Encourage more people (residents and visitors) to use the town centre in daytime and during
the evening.
TRT05: Allow growth of retail and employment opportunities alongside residential accommodation
to ensure a successful mixed-use economy.
TRT06: Ensure improved connectivity between the town centre’s services and facilities with
residential and employment areas, leisure facilities, the River Thames and the natural environment.
TRT07: Encourage connectivity with the new retail store at Hithercroft accommodation. (Local Plan
2035 policy TC2, new retail floorspace.)
Many of the following examination of trends and the subsequent suggested ideas relate directly to
these stated aims

Trends
The social and economic turmoil of the Covid pandemic has led to many assumed certainties being
reviewed. Changes to national retail habits appear to have accelerated the increase in on-line
shopping to the extent that when people do go to the physical shops, they expect to be inspired,
entertained and to enjoy the interaction and companionship of other people.
This plays to the unique strengths of Wallingford. People enjoy coming to the town centre as an
experience. From the moment they enter the town centre on foot form the surrounding residential
streets, or alight from a bus, leave their car at a car park they feel they are in a special place. This
feeling is important and should be more fully understood.
Therefore, the trends we have looked at relate to how the town centre copes. For example,
compared with many town centres, there are remarkably few vacant shops.

4

Economic Health
Inward investment
The latest development within Wallingford was the construction of Silversmith Place opened in 2020
with 22 two-bedroom apartments designed exclusively
for the over 55s which has been fully sold.
Developments of this scale within the earthworks are
rare due to the high density of listed buildings.

Valuations and rentals
For a 2-bedroom flat within the centre, prices range
between £250,000 - £475,000. Outside of the
earthworks, prices for equivalent homes range from
£230,000 - £245,000.
Listed buildings within Wallingford.
The higher prices and range for homes within central
Wallingford can be attributed to the high density of
pleasing character buildings and its connectivity to both Oxford and Reading. The range may have
also been pulled up by Silversmith Place which occupy the highest prices. As of June 2021, there is
one commercial property available to rent on St. Mary’s Street. This is a 593 sq ft space for £13,750
per annum (£23/sq ft). This is a higher rate than the Vacant NatWest High Street Building which is
£15/sq ft. However, Didcot rates are £6-7/sq ft lower than St. Mary’s Street yet are comparable to
High Street rates. This can be attributed to the higher density of purpose-build amenities and
services within Didcot centre leading to lower service costs.

10 St. Mary’s Street (2015)

83 High Street (former NatWest Bank,
2018)

Vacant commercial property
There is no sign that the centre is dwindling in vacancy. Utilising Google Street view (taken in 2018),
there are four vacant properties on St. Mary’s Street, and one vacancy on the High Street East of
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Waitrose. As of June 2021, there are no clear vacancies on St. Mary’s Street however, the vacancy
on the High Street remains with no change in condition.
This is promising as although there have been a few changes of ownership (such as Pettits
expanding), the centre of Wallingford remains a destination for independent shops.

Traffic
Road layout
Wallingford is a market town with its history stretching back to Alfred the Great’s aims to defend
Winchester. Therefore, the plan of the heart of Wallingford is organic where landowners have
encroached on the roads to the point where the church of St. Mary le More has metal bands around
tower’s buttresses to prevent damaging collisions.

The presence of historic buildings, corners, narrow pavements, and single carriageways leads to
caution when driving where the 30mph speed limit is rarely reached.

Buses
Wallingford is on the axis
between Oxford and Reading.
This, coupled with Wallingford
sitting on an ancient crossroad
and the town being a destination
itself, buses have a significant
presence within the centre.
Market Stop A and C are opposite
each other, with Market Stop C
being situated outside of The
Corn Exchange. As they stop for over a minute, they are directed to turn off their engines. This
creates further obstacles that can be manoeuvred around however, this adds new changes in
directions and uncertainty to the overtaking drivers. The result is that traffic presence is slower yet
fluid compared to the High Street.
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Connectivity
Bus routes
Wallingford lies on the axis between Oxford and Reading, so transit through Wallingford has a
history as long as Wallingford. This axis, with Wallingford being a destination itself, makes buses a
frequent occurrence along St. Martin’s and St. Mary’s Street.
Buses through Wallingford are often the blue Double-Deckers of the X38, X39, and X40 routes
provided by Thames Travel. On the side of those buses is a route map where Wallingford is central
and holds the same prominence as Oxford and Reading.

Route map of X38, X39, and X40 buses.

The size of the buses is imposing on the
surrounding historic environment.
Whenever they make a stop at Wallingford
Market, they are instructed to turn off their
engines. This improves the environment for
the patrons and pedestrians around the
market square by reducing air and noise
pollution. Great care is also taken by the
drivers who navigate past pinch points that
the numerous listed buildings provide. This
does not seem to cause any distress to
pedestrians as the pavements are an
Bus squeezing past St. Mary’s Church
appropriate width although there is rarely a
regular pedestrian flow to be distressed.

Car parks
There are three car parks within the earthworks of Wallingford: Waitrose car park, the adjacent
Goldsmith’s Lane car park and the Thames-side Cattlemarket car park. The most accessible carpark
from major roads and to the centre itself is Waitrose car park, followed by Goldsmith’s Lane and
Cattlemarket respectively.
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There is also the matter of attractiveness.
Waitrose has trees, raised-curb walkways,
with incumbent walls and bollards to
separate zones in a manner that is cohesive
with the surrounding environment. It is
incorporated into the whole site and gives
natural flow from car park to market square
through Feathers Lane.
Goldsmith’s Lane car park is not as attractive.
It is the conventional open tarmac space with
white lines and the occasional pay point that
Map showing the location of car parks
is common globally. Although it is adjacent to
Waitrose, it gives a lesser first impression.
The uniqueness of central Wallingford is revealed when visitors leave Goldsmith’s Lane car park
whereas the quality of Wallingford is recognised as soon as visitors enter Waitrose car park.

Pedestrian circulation
There is a surprising variety in pavements within central Wallingford with varying degrees of
comfort. The most comfortable points are the Market Place and northern St. Mary’s Street. The full
pedestrianisation makes northern St. Mary’s Street a popular place which could be replicated
throughout the centre however, this would conflict with the connectivity of public transport.

OS map of Central Wallingford where pedestrian access points have been highlighted.

People arrive at central Wallingford either by car, by bus, or by foot. In all instances, they become
pedestrians, using the pavements, and experiencing Wallingford from its historic angle. Pedestrians
can also enter using the Thames Path. To access the centre, walkers must either use the High Street
where the one-way bridge leads to thorough and unpredictable traffic movements to cross as well as
narrow pavements adding a precarious edge. The alternative is to follow the path vis Thames Street,
St. Peter’s Street, and Mousey Lane to arrive next to the Corn Exchange which is a convoluted route.
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Both of these paths pass through areas that are not consistent to the historic characteristic that
gives Central Wallingford its draw.

Unique Selling Point
Historic centre
Wallingford as a settlement has been active since the bronze-age, being codified as a town with the
foundation of the now-slighted castle and defensive earthworks by King Alfred the Great. These
earthworks give the shape of central Wallingford and there is a clear disparity in the age of buildings
within and without the earthworks.
The historic theme is partially leant into through the
preservation of some shopfronts in the contemporary
style of their buildings. These are mostly the Major
High Street Banks, as the franchises have their
standardised shopfronts which can be seen in Coral
and Costa Coffee. There are exceptions with
Nationwide having a modern shopfront and Pizza
Express utilising more traditional facings.
Vertical banners have been utilised by the Town
Council. These have been used to display historic
illustrations, the Union flag, public information, or to
show hegemony between shops.

Community hub

Vertical banners, 2018

On a Mid-day Wednesday in June, without a cloud in
the sky, there was a healthy flow of people, vehicles, and trade. The cafes on both St. Martin’s Street
and St. Mary’s Street had patrons al fresco with other people sat on benches watching the world go
by.
Wallingford centre has the draw that a market town desires, and people are willing to hold their
travel, and have the centre as a destination. There is certainly an ecclesiastical edge to the centre as
there are multiple churches for a range of Christian denominations, which lend their services to the
typical celebrations of St. Georges Day and Remembrance Sunday for which there is often a healthy
turnout.

Remembrance Sunday, 2018
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Other centres of community include the 966 (Wallingford) Squadron Air Training Corps which occupy
a building that is not out of place other than the plaques denoting the occupancy.

Waitrose
At the intersection of St. Martin’s Street and the High Street, there is a large, modern Waitrose
which stands out from the historic centre. Opened a decade and a half ago, it is itself a draw to
Wallingford and the centre. It is not hard to imagine that people may do their weekly shop solely
within the Waitrose and not step foot into Wallingford centre. It is possible and there is a steady
thoroughfare of people using the Feathers Yard between the former Lloyd’s Pharmacy and KP
Stationers which reaches the northern square outside the town Hall.

Wallingford Waitrose, St. Martin’s Street entrance

Wallingford Waitrose, Car Park entrance

Why Wallingford is thriving.
Rental levels
It has been established the Wallingford and Didcot have similar rental rates, especially in £/sq ft.
However, in Oxford, the rents are twice as dear or more.
15-16 Cornmarket St is a property contemporary to Wallingford Centre is available to rent in the
Centre of Oxford with £70/sq ft. The lower rent pricings for similar properties draw firms from
Oxford to Wallingford and Didcot.

Vacancy rated due to COVID-19.
Globally, there has been a decrease in the volume of transactions. The total volume of retail sales in
Great Britain fell by 1.9% in 2020 compared with 2019, the largest fall since records began. This
added pressure and other machinations would result in an increased vacancy within town centres as
trade becomes increasingly online.
This has not been the case for Wallingford as since 2018 there has been a decrease in vacancy. The
majority of shops in the centre are what is deemed Essential by the National Government which
leads to the maintenance of the low vacancy.

10

Typical freeholder profile
A brief investigation into the freeholders of St
Martin’s Street has revealed that although the
leaseholders are local, the majority of
freeholders are based in London. The major
freeholder is F.H. Rowse, which has an office
within St. Mary’s Arcade with their
headquarters in Ealing. F.H. Rowse Ltd have
freehold over 34, 35, and 36 St. Martin’s Street
as well as 51 St Mary’s Street which implies
that their share of the town centre goes
further than only the properties investigated.
8 St. Martin’s Street is opposite to 34, 35, and
36. As an optician, the freeholder is the
Marylebone-based Oxford Prescription service. Properties shown to be freeheld by F.H.Rowse Ltd
Whereas their neighbour the lawyers at 7 St.
Martin’s Street is an owner-occupier.
This brief freeholder profile illustrates that there is a variety of freeholders although the majority of
which are national freeholders. Although there are pockets of variety in national and local
freeholders including owner-occupiers.
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Ideas
1: Change 30mph to 20 mph
There is a constant flow of traffic through the High Street and central Wallingford. However, due to
the nature of the roads, vehicles rarely reach the 30mph speed limit. This redundancy can be used
by lowering the speed limit to 20mph, making the drivers more cautious through the centre and
traffic will become more fluid as traffic is likely to resolve itself before new cars join the queue.
Aims
•
•

TRT01: Promote Wallingford as a vibrant and historic market town with many attractions for
visitors and residents.
TRT04: Encourage more people (residents and visitors) to use the town centre in daytime
and during the evening.

Trends
•
•
•

Road layout
Pedestrian circulation
Historic Centre

Proposals for placements of 20mph signs

Agencies:
•

County Council

Timescale, source of funding and cost:
•
•
•

This will be a long-term project
Funding will come from the County Council.
Cost is subject to discussion

12

2: Reduce Street clutter as a result of the 20mph zone.
The introduction of a 20-mph leads to the reduction of statutory road signage. Although there are
little in signage that can spoil vistas within the centre, their presence is felt and would be beneficial if
they were removed to preserve the historical environment. This will give space for further
improvements to the vistas and confidence to pedestrians given the change in prevalence in signs
from vehicles to people. There are also new opportunities for landscaping increasing the pleasant
atmosphere.
Aims
•
•

TRT01: Promote Wallingford as a vibrant and historic market town with many attractions for
visitors and residents.
TRT02: Positively and proactively encourage the sustainable growth, management, and
adaptation to Wallingford’s attractive town centre.

Trends
•
•
•
•

Road layout
Bus routes
Pedestrian circulation
Community hub

South St. Martin’s Street roundabout with many signs.

Agencies:
•

County Council

Timescale, source of funding, and cost:
•
•
•

This is a short-term project.
Funding will come from the County Council.
Cost is subject to discussion
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3: Improve appearance of public car parks.
First impressions are constantly being made by fist-time visitors. Therefore, it is important that there
is consistent quality of space as visitors pass through the car park into the centre. This can be done
through taking inspiration from the Waitrose car park by increasing the flora of the area, using
planting beds and low-maintenance plants.
Aims
•
•
•

TRT01: Promote Wallingford as a vibrant and historic market town with many attractions for
visitors and residents.
TRT03: Ensuring the long-term vitality and viability of the town.
TRT06: Ensure improved connectivity between the town centre’s services and facilities with
residential and employment areas, leisure facilities, the River Thames, and the natural
environment.

Trends
•
•
•
•

Inward investment
Car parks
Pedestrian circulation
Waitrose

Goldsmith’s Lane Car Park

Suggested location for trees within Goldsmith’s Lane
Car Park

Suggested division of responsibility:
•
•
•
•

District Council – Owner, part-supply funding
Volunteer Horticultural Society – Installation and upkeep
Local Arboreal Nursery – supply trees
Freeholder – part-supply funding

Timescale, source of funding, and cost:
•
•
•

This is a long-term project.
Funding will come from the District Council and the Freeholder.
Cost is subject to discussion
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4: Pedestrianize Northern St. Martin’s Street.
Following conversations with Mayor Marcus Harris and County Councillor Pete Sudbury, they
revealed the idea of pedestrianizing Northern St. Martin’s Street in the same fashion as St. Mary’s
Street. This will direct traffic and the pollution that comes with it around central Wallingford rather
than through it while keeping access for necessary vehicles within by enhancing the one-way system
that is already in place.
Aims:
•
•
•
•

TRT01: Promote Wallingford as a vibrant and historic market town with many attractions for
visitors and residents.
TRT02: Positively and proactively encourage the sustainable growth, management, and
adaptation to Wallingford’s attractive town centre.
TRT04: Encourage more people (residents and visitors) to use the town centre in daytime
and during the evening.
TRT06: Ensure improved connectivity between the town centre’s services and facilities with
residential and employment areas, leisure facilities, the River Thames, and the natural
environment.

Trends:
•
•
•
•
•

Road layout
Buses
Pedestrian circulation
Historic Centre
Community hub

Agencies:
•
•
•

County council
Town Council
Freeholders

Timescale, source of funding, and cost:
•
•
•

Map of the Northern St.
Martin’s Street.

This is a long-term project.
Funding will come from the County Council.
Cost is subject to discusion.

Proposed pedestrianization
of St. Martin’s Street.
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5: Widen Pavement along the High Street.
The High Street has a greater thoroughfare of traffic than St. Martin’s Street and St. Mary’s Street.
As it is lined with Listed Buildings, it is scenic and direct route from the Thames Pathway to the
Centre however, the width of the carriageway sacrifices the width of the pavement which makes it
uncomfortable to traverse. This is especially true when there are pedestrians travelling in opposing
directions. Space can be freed to widening through lowering of the speed limit and extending the
alternative flow of traffic to St. Martin’s Street.
Aims:
•
•
•
•

TRT01: Promote Wallingford as a vibrant and historic market town with many attractions for
visitors and residents.
TRT03: Ensuring the long-term vitality and viability of the town.
TRT04: Encourage more people (residents and visitors) to use the town centre in daytime
and during the evening.
TRT06: Ensure improved connectivity between the
town centre’s services and facilities with residential
and employment areas, leisure facilities, the River
Thames, and the natural environment.

Trends:
•
•
•
•
•

Road Layout
Buses
Bus routes
Pedestrian circulation
Historic centre

Wallingford High Street. Too narrow to
overtake yet wide enough to take away
pavement space.

Map of the High Street highlighting narrow pavement areas

Agencies:
•
•

County Council
Timescale, source of funding, and cost:

Cost is subject to discussion
•
•
•

This is a long-term project.
Funding will come from the County Council.
This is a long-term project
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6: Widen roundabout at St. Leonard’s Square.
It is necessary to segregate the traffic into single carriageways however, the introduction of
Goldsmith’s Lane and New Road cuts away from pavement space and creates a meagre roundabout
giving a much space for vehicles and buses to traverse. Benefit to the space will be improved
through a larger roundabout as vehicles take more caution in their turns. Furthermore, the increased
space can be landscaped by local groups and further increase the attractiveness and potentially the
footfall. As the project will impact bus routes, discussions will need to be held between Bus
companies, Highways England, and Frontages regarding the new sharp corners.
Aims:
•
•

TRT02: Positively and proactively encourage the sustainable growth, management, and
adaptation to Wallingford’s attractive town centre.
TRT06: Ensure improved connectivity between the town centre’s services and facilities with
residential and employment areas, leisure facilities, the River Thames, and the natural
environment.

Trends:
•
•
•

Road Layout
Buses
Community hub

Map of St Leonard’s square.

Proposed roundabout for St. Leonard’s Square.

Agencies:
•
•
•

County council
Town Council
Volunteer groups

Timescale, source of funding, and cost:
•
•
•

This is a long-term project.
The expansion will be fnded by the County Council and the lanscaping will be maintained by
volunteer groups.
Cost is subject to discussion
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7: Make service yards more attractive
The length and breadth of central Wallingford is accessible on foot and people may use the backalleys as shortcuts. The service yards are likely the first space that visitors see other than the carpark
they entered from. Attractive service yards will solidify the impression that Wallingford is a wellcared for and lovely place to wonder around. It gives a continuous atmosphere that extends
throughout the visit instead from a shop-front perspective.
Aims:
•
•
•
•

TRT01: Promote Wallingford as a vibrant and historic market town with many attractions for
visitors and residents.
TRT02: Positively and proactively encourage the sustainable growth, management, and
adaptation to Wallingford’s attractive town centre.
TRT04: Encourage more people (residents and visitors) to use the town centre in daytime
and during the evening.
TRT05: Allow growth of retail and employment alongside residential accommodation to
ensure a successful mixed-use economy

Trends:
•
•
•
•

Car parks
Pedestrian circulation
Historic centre
Waitrose

A corner of 966 (Wallingford) Air Cadets car park

966 (Wallingford) Air Cadets car park / service yard for homes in
the background.

Agencies:
•
•
•

Freeholders
Town Council
Volunteer groups

Timescale, source of funding, and cost:
•
•
•

This will be a short-term project.
Funding will primarily come from freeholders of the service yards under direction of the
Town Council.
Cost is subject to discussion
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8: Convert part of service yards into active frontage (Feathers Yard)
Between the Waitrose car park and Markey Place is Feathers Yard, a street that is primarily
pedestrian with bollards running centrally down its length. Adjacent, there is the visually dominant
service yard of the Lloyd’s pharmacy which is currently on the market. To build upon the first
impression and to lead to the full historic environment of central Wallingford. This can be done by
directing visitors past the service yard by converting part of it into active frontage such as workshops
and displays.
Aims:
•
•
•
•

TRT01: Promote Wallingford as a vibrant and historic market town with many attractions for
visitors and residents.
TRT02: Positively and proactively encourage the sustainable growth, management, and
adaptation to Wallingford’s attractive town centre.
TRT04: Encourage more people (residents and visitors) to use the town centre in daytime
and during the evening.
TRT05: Allow growth of retail and employment alongside residential accommodation to
ensure a successful mixed-use economy

Trends:
•
•
•
•
•
•

Inward investment
Car parks
Pedestrian circulation
Historic centre
Community hub
Waitrose

Feathers Yard from Market Place.

Proposed placement of Active Frontage

Agencies:
•
•
•

Freeholders
Town Council
Volunteer groups

Timescale, source of funding, and cost:
•
•
•

This is a mid-term project
Freeholder and volunteers will provide finding under the direction of the town council
Cost is subject to discussion
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Agencies for Action
Many of the suggested ideas could be carried out within existing local authority budgets, be shared
between more than one budget, or be carried out through the cooperative actions of more than one
agency.
As is the case in all town centres, there are number of agencies at Wallingford that have the ability
to make changes.
The primarily agencies and groups of agencies are:
•
•
•
•
•
•
•

Local authorities Oxfordshire County Council
South Oxfordshire District Council
Wallingford Town Council
Businesses National retailers
Local retailers
Property freeholders
Private & voluntary sector Representative

We therefore suggested that the following representatives may wish to comment on this report with
a view to taking the ideas forward:

1: Pete Sudbury, Oxfordshire County Councillor of Wallingford
2: Sue Roberts South Oxfordshire District Councillor for Wallingford
3: Marcus Harris Wallingford Town Council, Mayor of Wallingford
4: Nina of Sportswize.co.uk
5: Jane of Incendium Explorer Unit.

Conclusion
This report was presented to the Wallingford Town Council Meeting on Monday 13 th September
2021. The councillors were pleased with the report and added their own experience to the ideas.
Each idea presented piqued the interest of a separate councillor and I hope to hear back from them.
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Appendix A: Agenda of Wallingford Town Council Meeting
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