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Figure 5.1: Illustrative layout plan 
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5.1 	Introduction 

This section describes the principal intentions and 
objectives that prospective developers will have to 
adhere to. The Development Brief sets the guiding 
principles for high quality design that makes most 
efficient re-use of this Brownfield town centre site. 
Delivering a viable and sustainable new “town 
centre quarter” with a strong sense of local identity 
that will be a catalyst for a shift in image and uplift 
in value and enhancement of the town centre as 
a whole. 

The site use will be significantly intensified, 
with a critical mass of development (housing, 
employment, retail, leisure and education) to 
enable it to perform as a town centre quarter. 

Most guidance contained in this document relates to 
the development site, though certain principles are 
included in relation to the immediate surrounding 
area (particularly in relation to movement) where 
it is important to establish this context. This 
Brief supplements the policies of the Borough of 
Wellingborough Local Plan through: 

• 	 Consulting with local businesses, 
landowners and other interested parties 

 including Tresham Institute; 
• 	 Setting out a detailed masterplan for the 

site that defines adoptable highway,  
access, development blocks, plots, 
density and uses across the site and leads 
to a phasing plan for implementation; 

• 	 Identifying design principles that will assist 
in determining planning applications and 

 highway agreements. 

5.1.1 	 Design principles for the site 
The design principles to be applied to the 
development site have been established as part 
of the methodology to formulate a robust Brief for 
the site and form the basis of the Sustainability 
Appraisal (Appendix E). These were developed 
through early project workshops with the consultant 
team and client to support the objectives of 
sustainable development for the site. 

Sustainable development requires flexible, active 
environments that respond to change and meet 
the current needs of human populations within a 
framework of environmental concerns. These will 
be achieved if social, economic and environmental 

objectives are balanced. These strategic goals 
need to be translated into locally specific and 
relevant principles for the High Street site. The 
following core principles are to be carried forward 
as mandatory design elements for the future 
development of the site. 

1. 	 Expanding the town centre offer 

2. 	 Creating a legible urban place (built 
form, routes and spaces) 

3. 	 A landscape structure (green spaces  
 and links) 

4. 	 A connected movement network 
(access, parking and connectivity) 

5. 	 A mix of uses including housing and  
employment 

6. 	 Supporting education & skills 

7. 	 A sense of local identity enhancing the  
historic buildings context 

8. 	 Conserving energy, managing waste 
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100m0 Figure 5.2: Existing building constraints 
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The treatment of ‘backs’ is an important aspect of design, 
helping to create safe and enclosed spaces. 

Existing housing on West Street will form the Western edge 
of a new perimeter block 
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5.1.2 Existing building implications 
Given the complex urban context of the site, 
a number of buildings will be affected by new 
development (identified through the building quality 
assessment) either through demolition or alteration 
and addition (Figure 5.2). The Developer will need 
to work with the Council to agree those parts of 
the new development that require agreement 
with third-parties. The Council has sought to 
acquire properties likely to be affected or initiated 
discussions with others. 

Existing dwellings at Poplar Place will be demolished and 
residents offered accommodation within the development. 

Some areas are derelict and will be demolished 

Existing uses within the site will be relocated. The Council 
will work with current users to find alternative premises. 

Newly renovated housing will become part of the  “Mews and 
Lanes” area of development 
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5.2 	 Principle 1: Expanding the Town  
 Centre Offer 

The Site Context is shown in Figure 5.3 and 
indicates the strategic position of the development 
site in relation to the town core. Most of the town 
centre facilities are within a 5-10 minute walk of the 
site and therefore suggests a future role for the site 
as a logical extension to the centre. The diagram 
indicates how the site includes both town centre 
functions to the south and east and residential 
neighbourhoods to the north and west. The site is 
therefore on a natural boundary of between these 
significantly differing ‘character contexts’ and 
requires that future development resolves land 
use compatibility. 

As an extended town centre / ‘edge-of-centre’ 
location, sustainable regeneration will require a mix 
of uses providing a viable balance of: employment, 
a range of residential types (being a high density 
mix of social and market housing); parking and 
other uses. 

The site is to be retained and improved as a 
secondary retail area and it must be complementary 
to, but not competing with, the Town Centre core. 

Existing employment that makes a positive 
contribution to the strategic vision for the site 
will be enhanced and/or offered alternative 
accommodation within site that is commercially 
comparable to the current location. 

Active ground floor commercial uses will be 
prioritised along the High Street/Oxford Street 
edges to better ensure that these streets perform 
as successful secondary frontages. 
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Figure 5.4: Character areas 
N 

Area Characteristics 

1 Predominantly residential area adjacent to existing housing 

2 Area of high quality fine grain historic building with sensitive infill 

3 Formal green square and ‘heart’ to the site 

4 Contemporary mixed-use corner to the north and west with buildings of significant scale 

5 Civic focus and front door to the site 

6 Local High Street - area of fine grain development containing a large proportion of existing buildings, 
largely retail uses 

Table 1: Character areas 
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5.3 	 Principle 2: Creating a Legible Urban 
Place 

The site currently lacks a distinct and coherent 
character and is neither predominantly suburban 
or of town centre quality. The development will 
create a fundamentally urban setting through the 
following: 

• 	 Utilising high quality, contemporary design 
• 	 Defining local character areas 
• 	 Clearly defining boundaries between  

private buildings and public space 
• 	 Forming new public open spaces 
• 	 Articulating key landmark locations and 

accentuating block corners 
• 	 Strengthening points of entry and 

gateways into the site 
• 	 Structuring urban form around important 
 visual axis 
• 	 Forming streets designed for a balance of 

users, not just the car 

5.3.1 	Character areas 
The site will need to incorporate a range of styles 
of architecture that relate to the different character 
area requirements across the site. These will 
include quality contemporary architecture, mostly 
located to the north of the site and architectural 
styles sympathetic to the existing historic buildings 
to the south. 

Six principal character areas are defined and 
shown in Figure 5.4. These are defined according 
to the predominant uses they contain, the scale 
and period of the built form and the relationship 
of the area to its adjacent areas. The six are 
described in Table 1 opposite. 

5.3.2 	Urban design principles 
The fundamental urban design principles applied 
to the area that assists in generating an urban 
place are shown in Figure 5.5 overleaf. 

The key features of the plan include: 

• 	 Strong axial views linking the site to its 
 immediate context 
• 	 Opening up the heart of the site to the 
 High Street 
• 	 Clear distinction of public and private 

faces to blocks 
• 	 Defined hierarchy of entrances and  

gateways 
• 	 Landmark buildings at ends of key 

view-lines 

The developer will provide a street network that 
encourages and provides for a range of users 
to function actively and safely within the public 
realm. This is to ensure that the site is not only 
able to be accessed and serviced, but the 
needs of all users are met through considering 
the quality of pedestrian, cycling and mobility 
impaired requirements. The development should 
foster safety and security by “designing crime out” 
and providing opportunities for active and well 
surveilled streets. The development acheives this 
by gating road access to the rear of the West Street 
properties overlooked by new mews buildings 

The street network for the development must 
connect into the existing street pattern and fully 
knit the new development into the wider town 
centre structure. Figures 5.1, 5.5, 5.6 and 5.7 
indicate the overall block structure that prospective 
developers will be required to adhere to, to ensure 
the desired layout of urban form and integration 
with surroundings is achieved. 
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Figure 5.5: Urban design principles 

N 
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Figure 5.6: Global block structure 
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5.3.3 A hierarchy of active streets 
Figure 5.7 describes the hierarchy of streets for 
the site that form the backbone of the wider public 
realm. The network is defined in more detail in the 
movement and access section . 

The principal organisation of the network restricts 
the possibilities for rat-running by establishing 
two independent movement systems: a northern 
system connecting High Street to Jackson’s Lane 
and; a southern system connecting the site to 
Oxford Street. North-south through-movement is 
restricted to pedestrian, cyclist and emergency 
access only. 

There will be a high level of connectivity and 
permeability within the site with streets overlooked 
by inhabited adjacent buildings. Buildings are to 
orientate doors, windows, balconies and other 
fenestration onto streets as well as to design the 
more publicly oriented areas (lobbies, entrances 
etc) along the street face. 

The rationale for a street hierarchy is to ensure 
overall legibility to an area and that adjacent 

development is adequately serviced and accessed. 
It is envisaged that there are 4 types of streets 
(High Street; Main access streets; Minor access 
streets and, Lanes) within the development and as 
shown on Figure 5.7. 

The development will complement the existing 
street pattern and built form of the town centre, 
in part mimicking the historic streetscape to the 
southern part of the site. The southern part of the 
site will be designed to enhance the existing lanes 
and mews environment. 

Figure 5.7: Street Hierarchy 
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5.3.4 High Street (Distributor Road) 
The High Street category includes the existing 
High Street to the eastern edge of the development 
site. 

The majority of active ground floor retail uses will be 
clustered along the High Street. Some intervention 
through new development will occur along the 
western edge of the High Street, with remodelling 
and demolition of select buildings. 

The street is largely fixed in terms of height to 
width ratio and varies from 11-18m in frontage
to-frontage width. Any new intervention will need 
to sit sensitively within existing building lines and 
heights. Building heights range from 2 to 3 storey. 

Carriageway widths vary from 6m to 10m though 
intersecting junctions include relatively tight radii 
(circa 6m). The footway will be widened where 
possible and include attractive streetscape 
components and formal landscaping. 

The High Street will need to accommodate a main 
new junction opposite Salem Lane while a number 
of existing smaller accesses will be re-designated 
from vehicular to pedestrian/cycle access only. 

A small urban space will be situated opposite the 
United Reform Church and and will lead into the 
site. Ground floor heights should be 1.5 storeys, 
building lines should be back-of-pavement and 
circulation cores positioned to not interfere with 
frontage. 

5.3.5 Main Access Streets 
These streets are the principal routes that connect 
the new development into the existing context and 
provide a high degree of permeability within the site. 
They connect Jackson’s Lane with the High Street 
and must deter rat-running. To ensure this, the 
streets include parking, planting and are designed 
with tightly drawn building lines and raised shared 
surface areas to naturally limit vehicle speeds. 

They will include a mix of uses ranging from retail/ 
office at ground floor to education and residential. 
Building heights range from 3 to 4 and in some 
cases 5 storeys and frontage-to-frontage widths 
are designed accordingly. The street design must 
allow for various types of movement including 
service access (HGV and LGV) to commercial 
blocks and access to parking courts and lay-by 
whilst allowing for a quiet residential nature in 
parts. A multi storey car park is also accessed off 
this street type. 

Carriageway width is 6.0m and frontage-to-frontage 
widths vary from circa 12m to 19m, though in some 
areas open green and urban spaces increase the 
perceived street widths. Pavements will be wide 
and facilitate safe pedestrian movement. 

A key pedestrian route from the northwest corner 
into the site will need to integrate with the Main 
Access street south of Jackson’s Lane and comprise 
a shared surface at the point of intersection. 

Figure 5.8: High Street Figure 5.9: Main access streets 
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5.3.6 Minor Access Streets 
These streets comprise non-through access roads 
from the south off West Street/Oxford Street and 
providing access to the backs of West Street houses 
into the new development.This alignment not only 
echoes the historic street pattern of roads linking 
to the historic ring road around the All Hallows 
Church, but also formalises a strong existing desire 
line for pedestrian and cycling access across the 
site to the town centre. They are of a more intimate 
character than the Main Access Street/High Street 
and serve a local access function. Carriageway 
width is 5.5m and building heights range from 3 to 
4 storeys. 

5.3.7 Mews and Lanes 
The Lanes are a street type largely dictated to by 
the existing network of fine grain buildings and 
lanes found to the south of the development site. 
The Lanes will be of an intimate character that in 
some cases exist as shared surface and at others 
comprise a narrow carriageway of 4.5m. In the 
areas of shared surface, adjacent development 
will sometimes include no privacy strip (i.e front 
garden/boundary space). Building heights are 
limited to 2 and 3 storey sensitive to the Lanes 
context. 

Vehicular access is allowed and will include access 
for LGV’s to service the commercial components of 
the development off the  main access. The Lanes 
provide non-through movement and therefore 
vehicles will need to turn to get out. 

Streetscape elements and surface material will be 
of a high quality conducive to an interesting and 
safe pedestrian environment. Planting will be of 
small scale decorative trees and shrubs. 

Car parking will be informally arranged in locations 
indicated on plan as part of the shared surface 
design. 

Figure 5.10: Minor access streets Figure 5.11: Lanes & Mews 
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