
 

 

Relevant PE21 Questions - Consultation Events 
 

The Concept of PE21 as project 
 
Who wants to come to Boston?  
 
Boston is the largest town the whole of Lincolnshire and since 2015 has seen millions of pounds 
investment within the Borough, the creation of hundreds of jobs and 1,409 houses, of which 537 were 
affordable. In the last few years we have benefited from several significant infrastructure projects, 
including the Boston Barrier (£120million of investment), Triton Knoll, the National Grid expansion at 
Bicker. There have also been large commercial projects which are bringing tens of millions of pounds 
into the Boston economy and creating jobs. The development at the Quadrant comprises housing, 
restaurants, the Jakeman Boston United Football stadium and Travelodge, with more to follow.  
 
Raising the aspirations of our young people continues to be a priority and Boston College has seen a 
tremendous surge of increased attainment and a far broader offer to provide the opportunities of 
gaining qualifications that lead to jobs within the Borough. 
 
In the Sunday Times on 16th October 2019, Boston was identified as 11th out of 438 settlements that 
had a population exceeding 20,000, as being a booming town, an uber-town where growth, jobs, and 
housing opportunities provide the basis for more investment. 
 
We have examples of business choosing to relocate here in the Borough, over and above neighbouring 
localities and in a recent Peer Review (a health check by local government experts), developers 
identified Boston as the council of choice. 
 
Why this area? 
 
This locality is a key gateway into Boston and at present is underutilised, underwhelming and 
unwelcoming. By creating an area of extensive mixed use, providing services over a longer period of 
time, this will create a welcoming environment that delivers jobs, increased health outcomes and new 
facilities for the residents of the Borough. 
 
Lincolnshire County Council, NHS and the Borough Council are three major landowners in this area. A 
key success to any project of this nature is land acquisition and in this instance the three key partners 
own a significant proportion of the land. This allows this project to overcome an initial hurdles which 
will build momentum, interest and additional investment for later stages of the wider project. 
 
Whose idea was this project? 
 
The decision to identify this area within the town centre arose from discussions at the One Public 
Estate (OPE) which is a group of officers from LCC, BBC, various health partners and other public sector 
bodies that hold land interests. This is due to the fact that BBC, LCC and Health own land in this area 
and therefore, better able to collaborate through the OPE national programme to bring about 
regeneration. 
 
Cabinet were briefed informally and requested officers pursue. There was no requirement for a formal 
Cabinet decision at that stage, as this relates to concept ideas and what might be achieved and the 
authority to take forward is under officer delegation. 
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The next step around feasibility would most certainly be a member decision and as advised will be 
before both Cabinet and Full Council for consideration. 
 
Who will want to live in the town centre? 
 
Town centre housing locations are sought after by all sectors of the housing markets. Providing 
increased housing density in the town creates access to services and employment, limiting the need 
for transport. We do not anticipate any shortage of parties who will be interested in building in our 
town location. 
 
Why do we need this project? 
 
There are several issues which this project will start have a positive impact upon; 
 

 The change in retail habits through the rise of internet shopping has had a detrimental impact 
on why people come and visit a town centre, which is creating a difficult trading position for 
shops 

 The provision of health services is changing and modernising and seeking earlier interventions, 
amalgamating buildings and creating an environment where the resident can access a wider 
range of support in one location 

 Our leisure facilities are reaching an age where significant capital investment is required to 
ensure they remain fit for purpose. However, the level of investment is likely to provide 
greater returns if a new build, with sustainable energy supply to reduce the carbon footprint 
and provide a modern facility with far better services in a more central location. 

 The gateway into the town via rail, bus and coach is lacking in appeal to those who live, work, 
visit and invest in Boston 

 The approaching 400 year anniversary of Boston MA is an opportunity for Boston to celebrate 
our heritage and culture 
 

By delivering the proposed ideas, the town centre will become a place that people want to visit as 
they use the combined wellbeing facilities, green space, offices, restaurants leading to greater visitor 
numbers to the town’s heritage and cultural offer, and creating opportunity of increased footfall that 
our retailers can exploit. 
 
What do you mean by concept plans? 
 
These are initial plans and suggestions that are based on ideas from all the partners and are intended 
to start a discussion about what might and not work on the site and generate more ideas. 
 
There is older people accommodation shown as being provided, why would older people want to 
live in Boston town centre? 
 
The proximity of the older people accommodation to a range of services, including health, leisure, 
linear park, library, heritage buildings and shops will provide a great environment for older people to 
continue to lead healthy and active lives. 
 
Will you consider climate change design issues? 
 
Absolutely. Such issues will be considered as part of any design brief to ensure that the scheme will 
be sustainable and work hard to reduce the carbon footprint of not just the site, but also to assist the 
wider reduction in the climate footprint of the Borough as a whole. 



 

 

 
Will there be more greenery on the site? 
 
Yes, it is proposed to create a linear park that creates a link between the station and the town centre 
and provides open, recreational space in this part of the town. 
 
It is also prosed to provide public realm works to the roads that provide access to the site from West 
Street, to create more green space with trees and shrubs. 
 
It has also been suggested that “living walls” could be provided as part of the design concept to reduce 
the amount of brick and add increased wildlife habitat to the area. 
 
Why haven’t you included the old DWP building in the plans? 
 
The boundary of the site was initially determined by those who sit on the One Public Estate group and 
included principally those partners who owned land and identified any key strategic land that would 
enhance the site further – such as the inclusion of the B&M site.  
 
Discussions have taken place with the current owners of the former DWP building and we will continue 
this dialogue as the scheme progresses. 
 
Why do we need more bars, cafes and restaurants? 
 
Boston lacks a vibrant evening and night time economy and after 5pm in the town, there is very little 
to do if consumers wish to meet up after work, socialise and spend money in the town centre.  
 
The introduction of more people in the town centre, through visiting health, leisure and community 
spaces (all of which are intended to have later opening hours to create greater accessibility to service 
users). There is demand for more town centre housing which will create further demand to support 
the later opening of cafes, bars and restaurants. Our police partners advise this will have the impact 
of reducing low level antisocial behaviour as more people in an area act as a disincentive. 
 
Why do you need a hotel on the site? 
 
Our tourism partners have advised there is a shortfall of the range of hotel accommodation provided 
within Boston, which acts as a barrier to generating an increase in tourism. We have many people 
advise there is a shortage of quality hotel accommodation. 
 
Hotel spaces are also occupied by various other businesses including those visiting the town to work 
on projects (such as Triton Knoll, National Grid expansion at Bicker and the Quadrant) 
 
In addition, with the Mayflower 2020 and Mayflower 2030 celebrations in preparation, there is an 
increasing market for Boston to exploit.  
 
What about West Street, why is that not included in the project? 
 
One of the key requirements at the start of this project and in creating the concept plans was that this 
scheme should be deliverable. The wider the scheme, the less likely that delivery will take place. 
 
The properties on West Street are in private ownership although there are proposals to improve the 
streetscene (road, pavement, street furniture, green environment). It is highly likely that any 



 

 

regeneration of the West Street buildings will be delivered by the private sector on the back of 
regeneration of the adjacent 10 acres site. 
 
Will you allow bees and/or crops to be grown on rooftops? 
 
We have had some great ideas about improving the environment through good design and initiatives 
such as this involving bee keeping. We will ensure this is part of any feasibility and design 
considerations. 
 
Are there any plans to build a community hub? 
 
Through consultation there has been a strong desire expressed to provide community space that will 
benefit all ages and demographics of our community. Suggestions have included modern library 
facilities with digital technology, early years provision, a place for young people to meet, community 
groups to access in the evenings and weekends. 
Who wants this project? 
 
All of the Council’s key partners and stakeholders support this project. This is evidenced by the letters 
of support that were provided for the Future High Street Fund bid. 
 
The health centre does not need to be demolished, it will be a waste of money? 
 
Our health partners have confirmed the building is coming to the end of its useful life, reflecting on 
the way health services will be provided to residents, having had regard to the consultation exercise 
earlier in the year (A Healthy Conversation), this building will not be fit for purpose unless action is 
taken now to plan a replacement. It is financially more cost effective to demolish and construct a new 
building, which will factor in technology advancements in the way patient care is delivered than to 
seek to modify the existing building. 
 
In addition, it is intended to provide increased health services on this site, to provide a community 
well-being hub of wrap around services to provide a wrap-around services for everyone. 
 
Is there going to be proper consideration of the architecture for the site? 
 
As part of the design brief, it will include taking ideas from those partners who will occupy the site, 
embracing the way climate change and technology may provide different ideas and options and 
creating something that complements the rich heritage of the built environment that exists within 
Boston. 
 
We have seen this before, it is just a rehash of the old scheme from 10 years ago? 
 
The previous scheme was retail led and proposed to have a Debenhams as an anchor store. With the 
downturn of the economy in 2008/2009 the project ceased to be deliverable and retail as an anchor 
in any scheme is no longer viable. 
 
This project is very different is not retail led, but rather well-being led. Investment will be generated 
from the land ownership of the three key partners at this stage (health, county council and borough 
council) and this will generate investment, creating an anchor to attract additional inward investment 
to create a wide mix-use site of health, leisure, housing, recreation, community, library, 
office/employment. 
 



 

 

Transport, Parking and Bus/Coach Station  
 
Will you include cycle routes in the scheme? 
 
Yes, sustainable cycle routes will be part of the ideas to improve transport connections across the 
town and as part of promoting healthier lifestyles through increased physical exercise. The provision 
of bike racks as part of any scheme would also be a consideration. 
 
Can we have Boston Bikes like London have Boris Bikes? 
 
This is a great idea and one which is linked to increasing connectivity and transport links across the 
Borough, improving the connection between the bus station and Boston College Campus and 
improving healthy lifestyles. It is an idea that will be explored further as part of the design stage, taking 
the views of key partners who will have a role in helping shape the transport and health agenda. 
 
Why can’t we have parking on the site?  
 
The town has more car parking spaces available than there is demand. We are able to show this 
through the occupancy of council car parks. In addition, a great deal of privately operated parking 
exists. It is considered that using this land more effectively will provide greater benefits for the wider 
residents of both the town and the Borough. 
 
However, it is proposed that existing car parks will be better signposted and that we used new 
technology to promote where spaces exist. By way of example, during the consultation at the 
Guildhall, a significant number of people to whom we spoke did not realise you could park all day for 
£2 Tunnard Street and these people were lifelong residents of the Borough. Also, there is a perception 
that in Spalding, South Holland DC provide free parking, which they do not. 
 
The concept ideas also allow for the change in car ownership that is taking place now and will likely 
continue as technology continues to advance, and creates a change to parking provision over several 
stages. 
 
Looking at how to extract maximum use from the land, the use of land as a flat car park in inefficient 
and does not assist in the creation of growth for the town centre. 
 
Can you put parking underground? 
 
It is likely that with the proximity of the site to the river that the water table levels may prevent 
excavation below ground level for use – however, this will be a specific question we will ask our 
consultants. How can we further maximise the use of the site by employing basement level uses that 
are not prohibitive on cost. 
 
If there is not parking on the site, will there be suitable drop off points for those with disabilities? 
 
It is recognised there will be a wide number of people who access this site and any design of the site 
will definitely have provision for those who may need to access various services provided in the PE21 
site. This might include specific provision for blue badge holders and drop off, short waiting facilities.  
 
  



 

 

Will there be new toilets if the bus station is moved 
 
The design will consider the best location for public facilities to maximise the offer to those who live, 
work and visit Boston. 
 
What will happen to the tourists when they can’t get dropped off in the town centre at the coach 
station? 
 
The tourists will still be accommodated and is intended that their arrival into Boston, wherever the 
location of the coach station may be, will give them a far more enjoyable and welcoming experience 
than at present. This will be through the proposed improvement on the current offer and enhanced 
services. 
 
You will drive tourism away if you move the Coach Station and local businesses will die. 
 
The regular coach trips that arrive in the town, particularly on Wednesdays are recognised as being an 
important trade for the town centre retailers. The purpose behind this project is to expand upon this 
exiting trade and create an enhanced offer for tourists. 
 
At present 70 coaches come into the town centre and bring 2000 people (figures reported Jan – June 
2019 Wednesday’s only). 
 
The ambition of all our partners in the tourism sector is to continue to expand the number of visitors 
to Boston to attract more income to the businesses who rely on the tourist spend. 
 
Why do you have to move the bus and coach station? 
 
At present the location of the bus station covers a great deal of space that is effectively used to park 
buses and coaches. Looking at various options, we believe the land could be used to generate far more 
beneficial uses for residents of the Borough as a whole over, not just for the few that currently access 
Boston in this location. 
 
However, what has been clear is the location of the Bus Station is a key concern for those who use the 
facility and in the next stages, we propose to explore the different locations within the town centre to 
find one that seeks to address the issues of concern. 
 
What will happen to older people if the bus station closes? 
 
It is proposed that there will be additional bus stops along West Street and the Market Place to provide 
access for older people. In addition, the green linear park will have resting places to enable people to 
take a rest and enjoy the environment. 
 
There has been a great deal of discussion about the proposed location of the bus station and this will 
be reviewed as part of the next stage of feasibility. 
 
What are you doing about the look of Station Street as part of this scheme? 
 
Station Street is a key access route linking the station to the PE21 site and the wider town centre 
beyond. Examining how to improve the street scene of this street will be included as part of the design 
stage.  
 



 

 

Retail, Tourism and the Market Place 
 
Boston is a destination location for a significant number of visitors, during the last year, here are some 
visitor numbers; 
 
The Stump welcomed 156,000 visitors to events and exhibitions 
Blackfriars sold XX number of tickets 
Council events attracted XX 
Bike night had approximately 6,000 people attend 
 
Boston is very much a place people want to visit and with our partners we are working hard to increase 
this number year on year. 
 
What about the empty shops we already have? 
 
This scheme is not intending to broaden the existing retail offer, rather to create different reasons for 
people to visit and linger in the town centre, providing opportunities for retailers and other service 
providers in the town centre to cater to increasing customer base. 
 
Why will this help retail? 
 
Through increasing the footfall within the town centre through the various activities and uses of the 
site, this will provide a greater number of people who may be likely to use the town as a shopping 
destination and will enable the retailers to capitalise on the increased footfall. 
 
What does “repurposing the town centre” actually mean? 
 
Providing a different reason, other than the more traditional reason to shop, to visit the town through 
other means – such as tourism, health, leisure, employment and increasing the amount of housing 
available to provide for more people to live in the town centre. 
 
Why don’t you just build the shops we all want?  
 
The Council doesn’t build shops for retailers to move into. The market dictates whether shops will 
come to Boston.  
 
Our existing retailers would be concerned if more shops were built as this would create further 
pressure on them in already tough trading situations. As an example, in Spalding some town centre 
retailers are concerned about Springfields as they feel it takes business away from the town centre. 
 
It is better to create the right conditions that attract new and diverse retailers, including small 
independents. 
 
The Borough of Boston has a population of approximately 82,000 (according to health data) and a 
wider reach in excess of 300,000 beyond our boundaries. The increased promotion by the Council’s 
Economic Development function of these numbers to those looking for business opportunities to 
expand has already seen the development of retail at the Quadrant, including the commencement of 
construction on the new Travelodge, Lidl opening a new store and  HMV returning Boston, opening of 
a sports bar, and three new co-op convenience stores. The Boston is seen a place to invest within.  
 



 

 

The wider promotion of the PE21 site as part of the consultation has seen extensive interest from the 
Lincolnshire economy and beyond. 
 
What are you doing about the Market Place? 
 
There are a number of initiatives that can be developed further to improve the Market Place and 
create more of a community space, with more opportunities for cafes and restaurants, entertainment 
and mixed uses. 
 
Several of these ideas included pedestrianisation of the area, electric buses to reduce noise and 
pollution and semi- permanent street furniture to create welcoming place in which residents and 
visitors would wish to linger. 
 
The PE21 project is intended to create more footfall between both sides of the town and the market 
place is an integral space to lead people to using the space more effectively. 
 

Len Medlock Volunteer Centre 
 
Why does Len Medlock have to be demolished? 
 
It does not.  
 
However to create a 10 acre site, the concept is intended to test ideas and possible investment where 
a range of uses could be proposed. We appreciate this raised a number of concerns and the next piece 
of work will look at different phasing options and specifically identify a facility, through working closely 
with the Board of Trustees and service providers, for those who use the LMVC at the moment to 
ensure their services can provide more sustainable options over the next 10, 20 and 30 years. 
 
The Council does not own the LMVC so how can you say what will happen to the building? 
 
Under a previous scheme, the Board of Trustees were prepared to consider the demolition of the 
LMVC on condition new and suitable facilities were provided. Although there are no firm plans to 
demolish anything on the PE21 project we want to consider all proposals in order we can maximise 
the potential of the site. 
 
The LMNVC is only 20 years old, why is it being demolished? 
 
Development of the 10 acres in phases with all partners increasing collaboration between the health 
and voluntary sector means that there will be opportunities to exploring how services to the users 
could be delivered.  
 
What about the volunteer organisations at Len Medlock Centre? 
 
The Council and our partners will continue to work with all partners who have a presence on the 
proposed site, including the LMVC Board of Trustees and all those who provide services from the 
LMVC.  
  



 

 

 

Our Stakeholders  
 
Who have you consulted with? 
 

 The public - Facebook and open days 

 Boston College students 

 Haven High students 

 Local Charities, including the LMVC 

 Local Heritage Groups 

 Town centre retailers and local business 

 Heritage Lincolnshire 

 The Stump 

 Registered Social Landlords 

 Bus operators 

 Scarborough Group (owners of B&M Bargains) 

 Owners of the former DWP building 

 Landowners adjacent to the site 

 Women in Business 

 One Public Estate 

 Team Lincolnshire 

 Parish Council Chairmen 

 Lincolnshire County Council 

 Councillors 

 M.P. 

 The Greater Lincolnshire Local Enterprise Partnership 

 Health 

 Police 

 Chairman of BTAC (Cllr Ransome) 
 
How many people viewed the information on Facebook? 
 
We have 611 followers of the PE21 Facebook page and we have engaged with 6,577 people. 
 
How many people attended the open days? 
 
Consultation took place over three days in the Guildhall, one day in Oldrids and an evening session at 
the Municipal Buildings on West Street. There was also an evening event in the Guildhall and the 
display boards were in situ for the Boston, an Untold Story event. 
 
We estimate we saw between 450 and 500 people  
 
What is OPE? 
 
One Public Estate is a national programme that supports central and local government and wider 
public sector partners to collaborate on property-led projects. It aims to generate efficiencies, create 
economic growth (including homes and jobs) and deliver better, more integrated customer services. 
In Lincolnshire, partners include the Borough Council, Health (CCGs, Mental Health Trust, United 
Lincolnshire Hospitals Trust) and the County Council. 
 



 

 

Who are Team Lincolnshire? 
 
The concept behind Team Lincolnshire is that all members become ambassadors for the region, fueling 
our economy and securing our future. Team Lincolnshire represents the private and public sector 
working together across all sectors, and it is widely recognised that collaborating together to promote 
the area gives us a much stronger and passionate voice. 
 
Over the past few years, the initiative has grown from strength to strength, with a rapidly expanding 
membership. Team Lincolnshire has now expanded into two other key sectors that flourish within the 
region: Manufacturing and agri-tech. The network is made up of a diverse a passionate group of 
people ranging from entrepreneurial SMEs and academia to global businesses.  
 
Why have you asked young people? 
 
Our young people are full of great ideas and developing this site is part of their future within Boston. 
It is important that we seek their views on what matters and what services they would be looking for 
that would encourage them to visit the town centre and what services they would expect to use. 
 
Good consultation ensures we ask a wide range of people, of all ages and backgrounds, their views. 
 

Next Steps and Funding 
 
What are the next steps? 
 
The Town Fund creates a framework in which key projects can be developed. The next step is to 
develop the feasibility study to enable the final proposals to take shape to unlock growth, improve 
health and prosperity within the wider Borough. 
 
This includes taking into account the various responses received during the consultation exercises we 
have undertaken and a wide range of professional advice, to inform the next stages of feasibility. 
 
Who else will be paying for this project? 
 
Our partners have contributed to the cost of the concept proposals and we will be exploring how the 
project will be funded through the next stage of the feasibility study.  
 
The Town Fund has created likely opportunities for key aspects of the project to be funded following 
preparation of business cases. 
 
Funding bids have been submitted to the Greater Lincolnshire Local Enterprise Partnership.  
 
As the project progresses, we will be seeking to leverage private sector funding into the various 
aspects of the project to deliver a viability model. 
 
Where is the council getting the money to do this? 
 
The Council does not have all allocated revenue stream allocated to this project and the Council’s 
initial investment will comprise of land. However, it may be that as the project progresses some 
funding may be released from the Transformation Fund. In addition our partners involved in this 
project will also be making financial investment in the proposed project and the size and ambition of 
the scheme will also attract inward investment. 



 

 

 
Will you be running two leisure centres? 
 
No. The Geoff Moulder Leisure Complex  (GMLC) is coming to the end of its natural life (without 
significant capital investment) and if we are able to provide a new leisure complex in the town centre, 
the GMLC will close. Any sale of the site will expressly prohibit the use of the site and facilities as a 
leisure complex for commercial and or charitable purpose. 
 
Why are you wasting all this money when there are other things you should be doing? 
 
Attracting inward investment, working with partners to create enhanced health care and better access 
to services, creating community spaces for people to meet are not considered a waste of money. Any 
decisions made will be evidence based and will have clear outcomes. 
 
Are you holding any weekend consultation events? 
 
All of the projects that may develop through the Towns Fund will be subject to further ongoing 
consultation and we look forward to hearing your ongoing views as we progress to each stage. 
 
 
 


