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4.5 A diversity of housing types 
and tenures

4.5.1

Within those parts of the site that are to incorporate
residential development, a balanced community will be

sought via a mixture of housing types and tenures
ranging from detached and semi-detached properties to
terraces and flats. The mix of housing types is to equate

with the character of streets that they line, as described in
4.2 above and illustrated in Figure 4.7.

4.5.2

Affordable housing shall be provided in accordance with

Policy H8 of the Local Plan as supplemented by the
Supplementary Planning Guidance on Affordable
Housing.

4.5.3

Other relevant Borough Council documents relating to the
provision of affordable housing comprise:

• Wellingborough East Housing Needs Study 2004;

• Wellingborough Borough Council Housing Needs
Survey 2001;

• WEAST Affordable Housing Development Brief Phase
I (draft);

• Wellingborough Borough Council Housing Strategy

2003/04.

4.5.4

The following documents are also important points of
reference: 

• The Housing Corporation's 'Modern Methods of

Construction';

• The Outline Specification and Lifetime Home
requirements prepared by Davis Langdon.

4.5.5

The percentage of on-site affordable housing will be

determined by the forthcoming Affordable Housing SPG.
However, the principles of this provision are clear.
Affordable homes must be 'pepper-potted', so that they

are fully integrated with market housing. This means
providing affordable housing either as individual units
scattered throughout the development or else in small

clusters of no more than ten to twelve units incorporating
an agreed mix of housing types and tenures. It may,

Figure 4.7 A mix of housing types (based on a sample block at 35 du / ha)
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however, be appropriate to exceed this limit where, for

example, sheltered accommodation is proposed or mixed
tenure within a block of flats is problematic.  

4.5.6

The housing mix for each phase and tranche of the
development should take account of:

• Assessed housing need requirements;

• Supported housing need requirements;

• Wheelchair or other specialist adapted housing;

• Relationship of the development site to other facilities;

• The need to provide a balance of tenures;

• The overall sustainability of the development.

4.5.7

There will be a requirement for:

• Specialist and general needs 

• Supported accommodation for single people with
access to facilities and support;

• Key worker accommodation.

4.5.8

25% of affordable housing is to be built to the Housing

Corporation's Modern Methods of Construction criteria. A
proportion of affordable housing to be negotiated with the
Borough Council is also to be built to 'lifetime homes'

standards that are geared to residents' changing
requirements and particularly in terms of providing for
reduced mobility.

4.6 Higher densities to support a critical mass
of facilities

Density

4.6.1

A minimum net site density of 35 dwelling units per
hectare (du/ha) will be applied throughout the

Wellingborough East, but within Station Island a net site
density of 50 du/ha and over will be sought. For the
definition of 'net site density', applicants are referred to

Annex C of PPG3: Housing. Within this overall density
figure, building height and massing will vary, as illustrated
in Figure 4.8.

4.6.2

By applying a net site development density of 50 dwelling
units per hectare it is calculated that approximately 135
residential units could be accommodated within the area,

alongside the range of other uses. 

4.7 A strong sense of local identity based on
distinctive design

Building form

4.7.1

Figure 4.8 indicates the proposed approach to building
form and massing. This illustrates the following principles

to be applied:

• Buildings and open spaces designed to respect and
enhance the listed station buildings;

• 'Gateway' buildings placed at the most prominent
entry points to the site;

• Attention to corners, the most visually prominent

points of the streetscene;

• Building form to be designed to frame public spaces; 

• The multi-storey car parks screened by surrounding
perimeter development;

• Building heights designed to reinforce the character of
street types, with 

- buildings rising to 5 storeys on Station Island 

South around the new Station Plaza (eastern side)
and where Station Island South Main Street and 
Midland Crossing intersect  

- 4-5 storey buildings lining Station Island South

Main Street and potentially marking the entry point
to Station island North at the crossroads

The topography of Station Island can be used to generate creative design

thinking (Chiddenbrook surgery, Devon)
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- 3-4 storey buildings in the vicinity of the old

locomotive shed

- 3-storey buildings on the eastern and southern
edges of Station Island South, facing onto the Ise
Valley Park (potentially with single-storey buildings

to the rear, which could be 'granny annexes',
workshops or garages)

- 2 to 3 storey buildings throughout the majority of
Station Island North

- buildings restricted to 2 to 2.5 storey on the

northern side of the former Higgins' Builders Yard
site, adjacent to existing Talbot Road properties,
with potentially 3-4 storey buildings on the corner

of Midland Road

- 1 to 2 storey buildings on the western side of
Station island North, alongside the railway tracks 

- the new single storey station buildings on the
eastern side, together with potential single-storey

feature buildings or structures relating to the park

Architectural quality

4.7.2

The Borough Council requires that the quality of

architectural and landscape design will further the
credentials of the Wellingborough East town extension as
an exemplar of high quality sustainable development. As

such, developers and their designers will be asked to
respond to the unique characteristics of this location -
taking cues from the best of Wellingborough's local

vernacular and building traditions and applying these in a
contemporary way. Detailing, use of local materials and
their assembly and proportioning techniques should be

studied carefully and be combined with the best devices
of contemporary architecture (such as the flexibility of
internal space and use of natural light).

4.8 Conserving energy and managing waste

Energy efficiency

4.8.1

As set out in Chapter 5.1, the Council will require high
standards of energy efficiency to be applied by seeking to
attain a minimum 'very good' BREEAM rating. The

Council's "Building Better Places: How to Contribute to
Sustainable Development", adopted as Supplementary
Planning Guidance, provides further advice to applicants

on how to achieve high standards. This not only covers
building layout and specifications, but also advice on
energy efficient street lighting, for instance. 

Promoting recycling

4.8.2

All types of uses within the neighbourhood centre should
have sufficient refuse storage space for segregated waste

collection to encourage recycling. 

4.8.3

A neighbourhood recycling facility should be provided to
facilitate the separation, storage and collection of waste

for reuse, recycling and treatment. The design and
location should be discussed at an early stage with the
Borough Council. It should be integrated into the public

space landscaping within the central area and have
suitable HGV access.

Encouraging alternative resource management systems

4.8.4

Strong encouragement will be given to developers
seeking to explore and where possible accommodate
alternative energy systems. Three in particular are

highlighted:

1 Passive solar design

4.8.5

Wherever possible, building footprints should be

orientated to turn within 30 degrees of due south, with
glazing designed to capitalise on this sunny aspect and
overshadowing avoided. Care needs to be taken to

ensure that this is compatible with other urban principles
such as clear fronts and backs and measures to
encourage mixed use.

4.8.6

High building insulation standards should be applied and
more 'active' solar design applications seriously
considered, such as photovoltaic panels.

Wellingborough town house; fine detailing and use of local materials
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Wellingborough town house; fine detailing and use of local materials
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2 Environmental water management

4.8.7

A series of opportunities exist for integrating
environmental water management techniques into the
overall SUDS strategy, such as:

– 'rainwater harvesting' or treated greywater - which can

involve collecting rainwater from roofs for activities
such as toilet flushing and irrigation; and

– reducing water demand through using low-flow fittings
such as spray taps and low flush toilets.

– use of bath/shower water in irrigation of gardens,

using a separate collection / separation system.

More detailed water efficiency advice is contained in the 
"Building Better Places" SPG.

3.Combined Heat and Power (CHP)

4.8.8

This involves creating a highly efficient energy-production
plant. Comprehensive site development could provide

opportunities for a CHP scheme to be created at the
neighbourhood level. Such an initiative would be in
accordance with the Northamptonshire Waste Local Plan

Revised Deposit Draft (November 2003) and the
Northamptonshire County Structure Plan 1996-2016
(Adopted March 2001).

Working around utility constraints

4.8.9

Towards the northern end of Station Island North, 20m-
wide easements are likely to be required by Anglian
Water for sewers connecting to the pumping station,

which are to be accommodated within the design of
streets and parkland.

Common service trench

4.8.10

In order to create an efficient process of laying mains

services, developer will be required to incorporate a co-
ordinated approach to utility service providers by
designing-in common service trenches. These will usually

follow the routes taken by roads and footpaths (adopted
Public Highway). Alternative routes may sometimes be
more economic and cause less maintenance disruption.

Agreement with the service utilities regarding future
maintenance will be required. The need for utility vehicles
to gain access for maintenance should be borne in mind.

As illustrated in the WEAST Development Framework

SPG document, this ensures ease of maintenance and
minimises future pavement/carriageway disturbance.

4.9 A fully-integrated Sustainable Urban
Drainage System (SUDS)

4.9.1

As with all sites within Wellingborough East, SUDS is to
be incorporated into the proposed surface water drainage
strategy to slow down the rate of discharge, minimise run-

off into the River Ise. Flood mitigation measures will be
required to reduce the area's propensity to flood.

4.9.2

The Borough Council, Anglian Water and the Environment

Agency will require adoption arrangements, strategic
maintenance and legal agreements to be in place for all
SUDS assets prior to any development commencing on

site. All SUDS solutions adopted should be to the latest
best practice as noted in CIRIA documents C522 & C523
entitled SUDS, Design Manual for England and Wales

and SUDS, Best Practice Manual respectively. Pre-
application consultation regarding adoption of SUDS is
required with the Borough Council, Environment Agency

and Anglian Water.

4.9.3

SUDS should be incorporated into street and parkland
design from the outset and swales should be designed to

run between carriageway lanes or positioned on one side
of the street onto which buildings front. They should be
planted with indigenous species that can withstand both

dry and very wet conditions such as Salis sp., Alnus
glutinosa, Betula pendula and Quercus robur.

4.9.4

At the very local level, developers of individual sites

draining into the swales should employ devices such as
water butts (for collection of rainwater for irrigation of
green spaces), permeable paving and where appropriate

local infiltration trenches or soakaways.
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