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5. MASTERPLAN VISION

5.1. Vision

5.1.1 The comprehensive development of Wellingborough East 
will transform Wellingborough into one of the most sought 
after places to live and work in the Midlands. A living 
and working environment that encompasses a sense of 
community, encourages a high level of environmental 
responsibility and promotes economic success.

5.1.2 Fully integrated with the wider town, Wellingborough East 
will nonetheless have a distinct identity of its own where 
everywhere is somewhere.  The development will build on 
inherent local qualities and character to provide a series of 
inter-locking neighbourhoods with a distinct identity and a 
range of accessible employment locations contributing to 
the area’s economic prosperity and competitiveness.  At 
its heart a vibrant and dense Neighbourhood Centre will 
act as the community hub offering people a place to shop, 
relax, play and enjoy. 

5.1.3 The development of a Station Interchange and extensive 
public transport system will ensure that Wellingborough 
East is one of the most accessible new developments 
in the region.  Wellingborough East will, however, be a 
compact “walkable” community, i.e. the supermarket is on 
the way to the school; the train station and bus stops only 
minutes from the doorstep; and the parks and children’s 
play areas visible from the front window.

5.2. The Masterplan Principles

5.2.1 The development proposed is based on an integrated 
land-use and transportation approach embracing the 
development principles identified in Section 4.2 above. The 
Masterplan illustrates how the site should be developed in 
a comprehensive manner that ensures the creation of a 
sustainable expansion to Wellingborough.  Despite the 
existence of potentially divisive features, including the 
railway line and Ise Valley, the Masterplan emphasises the 
existing radial structure of the town.  It proposes to utilise 
the existing and proposed transport routes and enhance 
the existing landscape structure in such a manner that the 
development appears to be a natural and, therefore, fully 
integrated mixed-use extension to town. 

5.3. Planning Application Proposals

5.3.1 This application seeks permission to develop the following 
elements: 

• Mixed-use development including the following: 

 • 84.8ha of residential development (3100 Units)

 • 15.25ha of B8 development (76,250m²)

 • 12.81ha of B1/B2 development (64,050m²)

 • 22.35ha of B1 development (119,371m²)

• Multi-modal transport interchange 

• New public transport links (buses)

• New and enhanced walking and cycling routes and 
facilities 

• Town and Country Park (58ha), including visitor centre 
(390m2) and car parks

• 2 no. Primary schools 

• Secondary school  

• Neighbourhood centre including:

 • Health centre

 • Multi-functional community centre  

 • Leisure facilities

 • Nursery provision

 • A1 Supermarket Unit (100m2) 

 • Other A1 retail units (1000m2) 

 • A3 food and drink units (500m2)

 • Urban square 

 • Bus facilities and parking

• Secondary local centre (Ise) including:

 • Community Hall

 • A1 Units (250m2)

 • Urban square

 • Bus facilities and parking

• Secondary local centre (Nene) including:

 • A1 retail units and A3 food and drink unit (250m2)

 • Recreation facilities 

 • Nursery provision

 • Bus facilities and parking

• Youth and Adult recreation space (11.25ha)

• Children’s play space (6.62ha) 

• Allotments (3.25ha)

• Burial ground (0.5ha) 

• Local waste management facility

• Infrastructure works including:

 • Construction of access roads, bridges and highway  
structures

 • Modifications to existing highways and highway 
structures, footways, footpaths and bridleways

 • Works to River Ise and floodplain

 • Works to River Nene and floodplain

 • Excavation of floodplain compensation areas 

 • Construction of internal road hierarchy and 
pedestrian and cycle routes

 • Modifications to existing utility services and provision 
of new services

 • Foul water drainage for development, including new 
pumping stations

 • Surface water drainage for development, 
incorporating SUDS

 • Strategic landscaping

 • Provision of ecology compensation areas (separate 
applications)  

5.3.2 The accommodation of these development elements is 
illustrated in the Masterplan (Figure 13: Masterplan).
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Scale: NTS

Route 2

Route 6

Route 4

Route 7

5.4. Development Context

5.4.1 The Development Framework Plan (Figure 14: 
Development Framework) demonstrates a number of key 
features of the Wellingborough East Masterplan including 
how the proposed development builds on its natural radial 
structure, utilising the train station which is sited halfway 
between the development and the town centre, to provide 
a comprehensive integrated form of development.  

5.4.2 Notably the proposed development will extend no further 
from the town than any other part of the Wellingborough built 
form and the plan illustrates the high degree of separation 
between the proposed development and neighbouring 
settlements.  It also highlights how the existing built form 
of the town is fragmented by green wedges, and based 
on stream and river corridors.  The inclusion of the River 
Ise floodplain as a park is in character with the existing 
town and should be seen as an opportunity rather than a 
constraint.  

5.4.3 Figure 14 also illustrates how the proposals, which are 
the subject of this particular application, sit within the 
development proposals for the wider SDA. Clearly, these 
development proposals do not in anyway prejudice 
the development of the remaining parts of the SDA.  
Indeed, they are likely to prompt and facilitate the wider 
development. 

Figure 14: Development Framework
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6. ACCESS & MOVEMENT

6.1.1 The potential for reducing reliance on the private car by 
both reducing the need to travel, and promoting more 
sustainable forms of transport, is a primary consideration in 
determining the sustainability of a proposed development.  
Consequently, relative accessibility to town or local 
centres, to community facilities, to existing or proposed 
employment areas, to public transport services and to 
cycle and pedestrian facilities, have all been very important 
considerations in the development of the Masterplan.  A 
Transport Assessment and Travel Plan have also been 
developed and submitted in support of the outline planning 
application.

6.1.2 It is critical that the development is designed to establish 
a positive relationship with the town.  Direct links will 
allow the residents of the new development to be able 
to quickly and easily access the centre without having to 
use a car.  The railway line and the River Ise, however, 
are significant physical barriers between the site and the 
town.  Consequently, connections between the application 
site and the town are presently very limited.  Enhanced and 
new connections are, therefore, proposed. 

6.2. Access

6.2.1 Access and infrastructure considerations are set out in 
detail in the Access Strategy and supplementary reports 
that accompany the planning application.  The Masterplan 
seeks to utilise existing infrastructure and links wherever 
possible, but critical new connections are also proposed.  

6.2.2 A number of possible routes to serve the site were identified 
at the inception stages of the design process.  Routes 
2 (Southern), 4 (Midland), 6 (Northern) and 7 (Eastern) 
were the preferred options for the main access roads from 
the existing public highway network to the development 
(Figure 14: Development Framework).  These seek to 
integrate the new development with the town by building 
upon the existing radial structure.  The four selected routes 
all start from the existing highway network and approach 
the development from different directions.  They represent 
a network of routes that are aligned to desire lines and 
appropriately respond to their context.

6.2.3 The alignments for Routes 2, 4, 6 and 7 were developed 
over a period of time through a process of progressive 
consultations with all concerned parties. Detailed designs 
for the access routes have been developed to accommodate 
the various physical and environmental constraints and the 
requirements of the Highway Authorities.

6.2.4 The traffic data for the development has been prepared for 
the current volume of vehicle movements and forecasts for 
growth to 2016 together with additional traffic generated by 
the SDA development as the basic requirement.  However, 
the Highways Agency (HA) required that development 
traffic should have no detrimental effect on the network 15 
years from the date of the first major impact on the A45(T). 
The date of traffic impact assessment  for works associated 
with the A45(T) was thus taken to be 2026.   

6.2.5 The site and the proposed routes to the development are 
located in Northamptonshire.  Northamptonshire County 
Council (NCC) are, therefore, the Local Highway Authority 
and their requirements need to be satisfied. NCC specified 
that the access routes were to be designed in accordance 
with the Design Manual for Roads and Bridges (DMRB). 

6.2.6 Routes to be adopted by NCC are designed to operate 
at no detriment for the year 2016.  However, sections 
of Routes 2 and 7 will have a direct impact on the A45 
and, therefore, need to satisfy the Highways Agency’s 
requirements. These parts of the routes are designed to 
operate with no detriment to capacity at year 2026 and 
were designed using the appropriate volume/sections of 
the Design Manual for Roads and Bridges (DMRB).

Midland Road Extension (Route 4)

6.2.7 The central Midland Road access will be the principal 
‘community link’ to the development from the town and 
vice versa.  Its route will link the town centre, the proposed 
interchange at the Railway Station, and the Neighbourhood 
Centre within the heart of the new development.  

6.2.8 This route involves the construction of a new single 
carriageway road from the eastern end of Midland 
Road (B572), past the Station, over the railway and into 
Wellingborough East. Access would be provided to the 
station car parks, bus stops would be provided, and a taxi 
rank created. 

6.2.9 In front of the Station there will be a concourse area which 
would be surfaced to indicate an area of joint pedestrian and 
vehicle movement. Immediately to the north of the concourse 
the road will rise up on a new embankment before turning 
east, and crossing the site of the existing northern Station 
car park, before crossing the railway over a new bridge. This 
would be located south of the existing Mill Road bridge and 
north of the station platforms. 

6.2.10 The road would then follow the existing ground level on 
the eastern side of the railway. A roundabout would be 
constructed to provide access to the ‘island’ of land bounded 
by the railway and River Ise floodplain This area is known as 
Station Island.

6.2.11 The basic highway alignment was adopted so that the 
station would be on a through route which is favoured by 
public transport operators. This alignment also follows the 
existing topography compared to the alternative alignment 
crossing the railway to the south which would require large 
embankments on both sides of the railway.
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6.2.12 The route would then continue eastwards towards the centre 
of the site crossing the floodplain on a bridge over the River 
Ise and an embankment incorporating culverts to ensure 
water conveyance in times of flood and accommodate 
existing ditches. These will need to be sensitively 
landscaped to integrate them into the Ise Valley Park. The 
final section of the route would continue on embankment 
until the carriageway reaches existing ground level where it 
would continue on to the proposed Neighbourhood Centre.  
Its alignment here passes through the Ise Valley pumping 
station’s cordon sanitaire to maximise the efficient use of 
land.

6.2.13 The incorporation of urban recreation uses in the town 
park, and provision of residential development lining 
the route in both Station Island and the main part of the 
proposed development will narrow the ‘gap’ between the 
existing town and the proposed development and ensure 
that a compact form of development is promoted.  The 
frontage development will also provide natural surveillance 
to help ensure it remains a safe route.

6.2.14 The route will comprise a 7.3m carriageway with a 1.8m 
footway on the northern side and a 3.0m cycle/way plus 
1.8m footway along the southern side. The level of the 
route has been designed to suit flood levels in the Ise 
valley and clearances over the railway.

6.2.15 The route has been designed for a speed limit of 30mph.  

6.2.16 As part of the works for Route 4 the junction between 
Senwick, Elsden and Midland Roads would be signalised. 
A new signalised junction would also be constructed at the 
inter-section of Midland Road, the southern station car park 
and the Royal Mail sorting office.

Southern Access (Route 2)

6.2.17 This link will provide direct access to the A45(T) but also 
provide access to and from the development from the 
southern part of the town and the existing employment 
areas and services therein.  It will, therefore, enhance the 
sustainable integration of the new development with the 
existing built form.  This connectivity is mirrored in the north 
by the use of the Finedon Road which runs through the site 
and into the town.

6.2.18 Route 2 will provide access to the southern part of the 
development from the A45(T) junction at Turnells Mill Lane.  
The route follows Turnells Mill Lane to London Road and 
then continues as dual carriageway on the Embankment to 
a proposed new roundabout approximately 500m northeast 
of the London Road junction.  

6.2.19 At the new roundabout the Embankment continues north, 
and Route 2 branches to the east towards the application 
site on a new alignment.  The new alignment will cross a 
disused railway embankment, the River Ise, some lakes 
and an underground high-pressure gas pipeline, and finally 
over the Midland Mainline railway line on a multi-span 
viaduct to enter the development area.  It will then connect 
to and follow the general alignment of Irthlingborough 
Road.  

6.2.20 The alignment has been designed to maximise the use 
of the existing highway network, minimise impact of the 
River Nene flood plain and associated lakes, and, where 
possible, avoid the high pressure gas pipeline alignment. 
The level of the route has been designed to suit flood levels 
and clearances over the railway.

6.2.21 From the Embankment into the site the highway comprises 
a 7.3m carriageway with a 1.8m verge and a 3.0m cycle/
footway. From the junction with the Embankment to the 
junction with Turnells Mill Lane the highway will comprise 
dual 7.3m carriageways with a 3.0m cycle/footway. The 
existing riverside walk will be retained. The route between 
London Road and the A45(T) will be upgraded to multiple 
lanes to accommodate the close proximity of the junctions. 
The existing provision for pedestrians and cyclists will be 
maintained along Turnells Mill Lane. 

6.2.22 Major remodelling is required to the existing roundabout 
junctions on Turnells Mill Lane. This will include signalisation, 
additional lanes and, at the junction of Turnells Mill Lane and 
the A45 (T) provision for both circulatory and straight-ahead 
movements.

6.2.23 A speed limit of 30mph has been adopted for the route 
between the Embankment and the development in 
accordance with NCC guidance. A speed limit for 40mph 
has been adopted for the remainder of the route.   

6.2.24 Pedestrian crossings will provided at-grade in a variety of 
locations to suit pedestrian movement and to connect to the 
existing public footpaths.  Parking will be restricted along 
the route.

Northern Access (Route 6)

6.2.25 Route 6 will provide access to the northern parts of 
the proposed development, particularly the northern 
employment areas, by providing a direct link to the strategic 
road network to the north (A510/A14).  The route will connect 
to the existing Northen Way/Stewarts Road roundabout with 
Route 6 creating a new fourth arm at the roundabout.  Route 
6 will then proceed eastwards to Sanders Road where a 
new signal controlled junction will be constructed. The route 
will continue in an easterly direction over the railway and 
the River Ise on a viaduct to connect to the development.  
Route 6 will follow the edge of the development and 
terminate at Finedon Road where new roundabout junctions 
will be constructed to provide for local access roads into 
the development and beyond. Intermediate junctions are 
provided between Finedon Road and the railway to provide 
access into the development.

6.2.26 To the west of the railway the alignment is governed by a 
narrow corridor of land which has been reserved for the 
route. However, in places this is too narrow and it has been 
necessary to procure additional land to facilitate the route 
alignment. Alternative basic alignments to avoid the narrow 
corridor were investigated at an early stage of the design 
process but subsequently dismissed.
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6.2.27 To the east of the railway and river crossing the alignment 
will be on open land which is currently floodplain and the 
alignment is designed to follow the planning boundaries for 
the development. The level of the route has been designed 
to suit flood levels, clearances over the railway and existing 
road levels at junctions. 

6.2.28 The route has been designed with a 7.3m carriageway 
with a 1.8m verge and a 3.0m cycle / footway. A narrower 
carriageway could be provided to suit traffic volumes but 
as a significant number of HGVs will use this route a width 
of 7.3m has been adopted. Thus, Route 6 will operate well 
within capacity. 

6.2.29 Pedestrian crossings are provided at junctions where 
necessary for pedestrian movement and a Pegasus 
crossing is provided to suit the re-aligned bridleway.

6.2.30 The road has been designed using a design speed of 
40mph to suit NCC and DMRB requirements.

6.3. Eastern Access (Route 7)

6.3.1 Route 7 will provide access to the Southern and Eastern 
areas of the proposed development from the A45(T) at the 
Ditchford Road junction.  

6.3.2 The works include upgrading the existing limited movement 
grade-separated junction to provide full movements. The 
existing eastbound off slip will be removed and replaced 
with a ‘loop’ junction providing both an eastbound off-slip 
and on-slip. This will join Ditchford Road at a new signal 
controlled junction. To the south of the A45(T) a new 
westbound off-slip will be constructed and the existing 
southern roundabout replaced with a signal controlled 
junction. The existing westbound on-slip will remain 
unchanged. The grade-separated junction has been 
designed to meet the criteria of the Highways Agency with 
the remainder of the route designed in accordance with 
DMRB.

6.3.3 Route 7 then proceeds in a northerly direction following the 
general route of the existing Ditchford Road before heading 
east to cross the floodplain, River Nene and surrounding 
lakes. The route then heads north to join Mill Road.

6.3.4 The horizontal alignment of the route, as it crosses the 
flood plain, is governed by the existing lakes, crossing 
the River Nene at a narrow point and passing beneath the 
132kV cables with adequate clearance. Flood levels and 
clearances for navigation on the River Nene govern the 
vertical alignment.

6.3.5 The route has been designed with a 7.3m carriageway with 
a 1.8m verge and a 3.0m cycle / footway.. (complicated) 
The route has been designed using a design speed of 
60mph.

6.4. Eastern Relief Road

6.4.1 The concept of an Eastern Relief Road (ERR) has been 
incorporated into the Masterplan as a direct consequence 
of the concerns raised during the stakeholder and public 
consultation exercises undertaken in 2002. 

6.4.2 A principal road link is proposed to connect the Northern 
Access (Route 6) via Finedon Road to the Eastern Access 
(Route 7) via Irthlingborough/Mill Road. Taken together 
Route 6, Route 7 and the connection between them, 
therefore, form the Eastern Relief Road.  The connection 
travels in a south-easterly direction from Route 6 and 
Finedon Road through the proposed employment area and 
across the base of the small valley retained as open space.  
South of its connection to the secondary local centre its 
south-easterly alignment takes it past the secondary school 
site to connect to Irthlingborough/Mill Road and then to the 
Eastern Access (Route 7).

6.4.3 The primary purpose of the ERR is to provide a direct 
southerly route to the A45(T), principally for traffic 
associated with the strategic employment areas proposed 
in the northern part of the site.  This removes the need 
for that traffic to travel through the existing town or the 
proposed development and, therefore, avoids the amenity, 
severance and safety issues currently experienced 
elsewhere in the town.  The ERR, however, is not intended 
to be a bypass and this is reflected within its alignment, 
form and character.  

6.5. Off-Site Junction Works

6.5.1 The Transport Assessment and Access Strategy have 
identified a number of off-site junction improvements 
required as a result of the additional traffic generated by 
the proposed development.  Individual junction reports have 
been submitted with the planning application which include 
details of the proposed modifications at each junction. 

6.6. Internal Road Structure

6.6.1 The principal transport routes through the proposed 
development are marked red on the Masterplan. The 
Midland Road and Southern Access intersect at the 
proposed Neighbourhood Centre, before continuing east 
and then north to link to the Eastern Relief Road and connect 
to Route 7.  These principal routes are proposed to link the 
existing and new access routes into the site and (together 
with the bus avenues) the key development nodes.  Their 
design and alignment, therefore, ensures accessibility and 
full permeability, but does not encourage through traffic or 
sever parts of the development.

6.6.2 The internal movement structure has been designed to 
provide a clear hierarchical structure, legibility and orientation 
in a modified grid structure providing a block size of around 
100m by 100m. The roads within the development areas 
will be appropriately scaled to allow frontage residential 
development and the alignments to take account of the 
site topography, existing landscape features and the need 
for full integration and accessibility by different modes of 
transport. The result is a highly permeable environment. 
This is illustrated further in section 14. 
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Figure 15: Road Hierarchy

Road Hierarchy

6.6.3 The internal road network is designed to a clear hierarchy 
that is legible and helps to define the character of the area. 
The calming of traffic and encouragement of alternative 
modes of travel are integral to the design of the road 
hierarchy (Figure 15: Road Hierarchy).

6.6.4 The inter-connected, permeable layout provides a number 
of alternative routes to any one destination and, therefore, 
allows the dispersal of local traffic within the development 
reducing its impact in any single location.  The enclosure 
of the urban form, alignment tracking, perpendicular local 
access junctions, on-street parking, pedestrian crossings 
and surface treatments will also be used to reduce the 
influence of traffic on the street scene and discourage 
through movements by affecting the driver’s perception of 
the street environment.

6.6.5 The impact of excessive through traffic on residential areas 
is evident elsewhere in the town.  This can be mitigated 
through the provision of purpose built principal routes 
as indicated, but also by the use of direction through 
the development.  Whilst direct pedestrian, cycle, bus 
and emergency vehicle movements will be allowed and 
local access facilitated (to ensure permeability), through 
movements by private vehicles along the bus avenues 
in sensitive areas will be discouraged by their deflection 
at key points around a more arduous route.  This can be 
achieved simply through signage or in key areas through 
the use of physical barriers.  The imposition of weight limits 
on the internal road structure can also be used to prevent 
HGV movement.  Whilst full permeability will be maintained 
this diversion strategy will effectively discourage the use of 
the bus routes by through traffic as it will remain quicker to 
use the principal routes which have been designed for that 
purpose.    

6.6.6 Within the hierarchy the roads are designed as multi-
functional spaces lined with buildings and landscaping, 
with tracking designed to accommodate turning movements 
but not to be dictated by them.  Pedestrian and cycle 
movements will be prioritised at junctions.  Crossroads 
and T-junctions are, therefore, proposed (as opposed to 
roundabouts).
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Figure 15a Principal Roads and Avenues
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Figure 15b: Streets
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Figure 15c: Lanes and Mews
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6.6.7 Passing local traffic is encouraged through the 
Neighbourhood Centre to ensure its vitality and viability, 
although the influence will need to be calmed to ensure that 
the centre does not become severed by the main street. 
Turning and manoeuvring areas for HGVs and LGVs will 
meet the minimum requirements specified by the Highways 
Authority.  In the Neighbourhood Centre servicing, except 
for the supermarket, will take place from the street.  

6.6.8 The proposed generic road hierarchy is illustrated in Figure 
15a-c: Road Hierarchy.  This is loosely based on the 
approved hierarchy proposed at the Upton development in 
Northamptonshire (Upton Design Codes 2003).

Parking

6.6.9 Car parking will be limited to a maximum average of 1.5 
spaces per dwelling.  This accords with PPG3 and PPG13.  
A maximum of 0.5 spaces per unit will be provided on-
street, otherwise the parking will be accommodated on-plot 
or in small courtyards.  

6.6.10 Car and cycle parking associated with other types of 
development (community, commercial and employment) 
will be provided in accordance with the standards set out 
in Parking: Supplementary Planning Guidance.  In all 
cases it will be accessible and secure (i.e. overlooked and 
well lit).   

6.6.11 Notably significant car and cycle parking will be provided at 
the Neighbourhood and Local Centres and at the Station 
Interchange.  There is, however, the opportunity to promote 
the shared use of parking in these areas to ensure the 
efficient use of land.  Sensitive design will be required 
to ensure that they are appropriately integrated into their 
context.

6.6.12 The potential location of a lorry park in the employment 
area north of Finedon Road has been indicated on the 
Masterplan should it be determined what such a facility is 
required.  

6.7. Public Transport

Station Interchange

6.7.1 The station located on Midland Road provides a logical 
axis for the proposed development’s integration with the 
existing town and the centre of a integrated transport 
network.  The area around the railway station is, therefore, 
proposed to be developed as a multi-modal interchange.  
This will maximise integration and connectivity with the 
town as well as encourage the co-ordination and use of 
alternative modes of transport to the car, offering significant 
sustainability benefits.  

6.7.2 The Midland Road route is to be aligned directly past the 
railway station (which is currently at the end of a cul-de-sac) 
to enhance its prominence and consequently its function 
and utilisation.  This route will act as the primary bus route 
between the town and the proposed development. 

6.7.3 The character of the route is designed so not to harm the 
character, appearance and setting of the listed station 
buildings.  The road passes at-grade and appropriate 
frontage treatment is proposed to create a shared space 
for pedestrian integration, a drop off and taxi area, bus 
stops and cycle parking.  The station building itself will be 
retained and, potentially, a use for the goods shed will be 
found. 

6.7.4 The Masterplan also provides scope for the development 
of additional station facilities on the eastern side of the rail 
line which could mirror the existing facilities. These could 
include a ticket office, waiting room with integral coffee 
shop, small-scale retail and conveniences.  Short stay car 
parking, a kiss and drop-off area, taxi rank and cycle park-
ing would also be required.  The creation of a pedestrian 
plaza to the front of the new station building, orientated on 
a visual axis to St. Mary’s Church would act as a gateway 
and focal point to the overall development in Station Island 
South.  

6.7.5 A new foot and cycle bridge linking the two sides of the 
station is planned at the approximate location of the existing 
platform bridge.  This will be open to public use to provide 
a crossing to the station plaza in Station Island South and 
to connect to a public right of way across the Town Park 
to the Neighbourhood Centre beyond.  It will not, however, 
become a formal public right of way due to rail operator’s 
health and safety requirements. Furthermore, the existing 
footpath linking to Mill Road from the existing station will be 
enhanced as outlined below (section 6.8). 

6.7.6 It has been estimated by the current station operators that 
ultimately a total of 1,000 car parking spaces will be required 
to serve the Station Interchange; that is up to an additional 
500 spaces, with an approximate even east-west split. This 
figure is to be confirmed.  There is potential (if required) to 
deck at least some of the parking on both sides of the rail 
line (subject to sensitive design to respect their context).  

6.7.7 Some of the existing car parking spaces will be lost to allow 
construction of the Midland Road bridge across the rail line 
and the development of the station plaza.  It is proposed 
that Higgins Yard is utilised as a temporary car park during 
construction and a new car park is provided on the east side 
of the line once access can be provided. 
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Figure 16: Public Transport

Bus Routes

6.7.8 The Masterplan’s road structure has been designed to allow 
efficient bus routing.  It provides a number of alternative 
options for bus circuits to the north and south and phasing 
opportunities (Figure 16: Public Transport).  A Bus 
Strategy for Wellingborough East has been developed 
in consultation with the principal operator Stagecoach 
and the County Council, and has been submitted with 
the outline planning application.  It seeks to ensure that 
barriers to usage are minimised and that patronage of bus 
services are maximised. 

6.7.9 The Midland Road Route into the site will provide the 
principal bus route linking the town centre, the Station 
Interchange and the Neighbourhood Centre.  From the 
Neighbourhood Centre the bus routes will loop north and 
south through the development and back into the town via 
Finedon Road, and the Southern Access (Route 2).  

6.7.10 Within the site the bus loops can utilise the principal routes 
identified above and/or specific links which provide direct 
through routes for buses, cyclists and pedestrians and 
local access for cars.  These include:

* A direct link from the Neighbourhood Centre through the 
Ise Valley residential area to the Ise Local Centre.  

* A link through the Nene Valley residential development to 
the Nene Local Centre.  

* A direct link through the Station Island North development 
connecting Midland Road to Finedon Road.

6.7.11 The plan indicates potential locations for bus stops at key 
gateways (e.g. to employment areas), connections (e.g. to 
the public footpath network) and focal uses (e.g. schools 
and recreation areas).  This provides comprehensive 
coverage across the whole development so that nowhere 
is further than 400m (5 minutes walk), and for the most part 
no more than approximately 250m, from a bus stop.   Stops 
are proposed to incorporate comfortable and safe shelters 
and potentially integrated timetable information.  
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Figure 17: Connectivity
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Figure 17: Connectivity
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6.8. Pedestrian / Cycle Routes

6.8.1 The needs of pedestrians and cyclists are prioritised above 
that of private vehicle users in the overall road structure 
to ensure the delivery of a sustainable development.   A 
Walking and Cycling Strategy for Wellingborough East has 
been developed and accompanies the outline planning 
application. 

6.8.2 Figure 17: Connectivity illustrates the new and enhanced 
pedestrian and cycle routes in the Masterplan.  This 
indicates how they will link into the wide network.  Also 
it should be noted however, that the applicants can only 
provide these wider links on land within their control. 

6.8.3 There are, however, two principal dedicated pedestrian 
and cycle routes to ensure connectivity by the provision of 
safe and convenient routes from the site into the existing 
built-form. 

6.8.4 The first is the enhancement of the existing (and historic) 
Mill Road route (UM008, UM009 & UM010). Mill Road 
bridge over the railway is unsuitable for significant heavy 
traffic, but forms a primary historic link and desire line to the 
town centre and should, therefore, be utilised as one of the 
principal pedestrian and cycle routes into the development 
from the town.  This route will follow its historic route across 
the Ise Valley, with a new bridge over the River Ise, to link 
to the recreation area on the ridge and the Neighbourhood 
Centre within the development.  It will then continue to the 
secondary school and countryside beyond.  

6.8.5 At its connection with Mill Road to the west of the rail line 
there is an existing spur which leads to the railway station.  
It is currently an enclosed and unattractive route and, 
therefore, under utilised.  The Masterplan proposes that 
this route is retained to connect to the new Midland Road 
Access, but visually opened with appropriate landscape 
treatment to encourage its utilisation.    
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6.8.6 The second link is a new route that will connect Midland 
Road to Station Island, the Town Park and the development 
via a new pedestrian crossing at the Station Interchange.  
From the Station Interchange the route will cross the Town 
Park before dividing on the eastern side of the river.  One 
route will lead north-east to the Neighbourhood Centre 
along the line of the visual corridor between the centre 
(itself) and St. Mary’s Church in the urban area (marked by 
an existing strong hedgerow).  

6.8.7 The other route will link through the green wedge to 
Irthlingborough Road at the tree line associated with the 
Grange (a local landmark).  It will then continue along a 
green route through the development to the Nene Local 
Centre, which has a recreation focus, on the development 
edge and finally to the other existing public footpath in the 
site (UL012) which runs along the Nene Valley.  Route 
UL012 itself will be retained in its entirety.    

6.8.8 A principal north-south connection is also provided 
alongside the River Ise linking the Country and Town 
Parks to the countryside to the north and the River Nene 
Valley (and the recreation routes therein to the south).  This 
is supplemented by a second route which runs along the 
development edge and an east-west route in the Country 
Park that connects the Ise Local Centre to Station Island 
(complementing the Mill Road link).

6.8.9 Pedestrian and cycle routes are provided along all of 
the access and principal roads.  The northern route also 
includes provision of a Pegasus crossing for the connection 
and diversion of the existing bridleway over the new bridge.  
The southern route provides a crossing for the existing 
footpath from Irthlingborough Road to the River Nene and 
provides the facility to connect to a pedestrian cycle route 
from Victoria Business Park.

6.8.10 Within the core of the development the design of the 
avenues and streets allow cyclists to be integrated with 
vehicles on the carriageways.  There is also the potential to 
create “Homes Zones” where all users are fully integrated 
to ensure pedestrian priority.  

6.8.11 Notwithstanding that strategic routes through the 
development are proposed to provide safe and convenient 
links along natural desire lines to focal features.  Notably 
connecting the Neighbourhood Centre to the Ise and Nene 
Local Centres and the southern and northern employment 
areas (extending the bus avenue) and through Station 
Island. 
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Figure 18: Proposed Land Uses

7. URBAN FORM

7.1.1 The Ise and Nene Valley floodplains define the developable 
area within the core of the site.  The Flood Risk Assessment 
submitted with the planning application has identified the 
floodplain boundary which has been integral to the shaping 
of the form and layout of the urban area illustrated within 
the Masterplan.

7.1.2 A modified grid structure of approximately 100m by 100m 
has been used to create the urban form.  It has been 
shaped to follow the natural topography which allows 
future development to take advantage of the opportunities 
provided by the varied land form to create places with 
character.    

7.1.3 The structure has, however, been modified where required 
by existing utility service provision (e.g. sewers, pipelines 
etc.) and landscape features (e.g. significant hedgerows).  
The development blocks created by the proposed structure 
link the Neighbourhood and Local Centre locations and 
landscape features, and have distinct identities according 
to the existing character of the location and proposed use.  

7.1.4 These are developed further in the character area 
proposals below, but general design principles including 
the use of perimeter development blocks, where there is a 
close relationship between the development and roads and 
public realm, clearly defined public and private realm and 
total permeability will be adhered to. This will create active 
streets in accordance with the guidance set out in Section 
3.  Orientation of buildings and their detailed design will 
also seek to maximise passive solar gain.

7.1.5 Density, height and massing varies according to the 
character areas but are arranged to emphasise focal point, 
gateways and to frame public spaces.  The height of most 
buildings will be 2-3 storeys with 3-4 storey development in 
the higher density areas and some 4-5-storey development 
in key locations. 

7.1.6 Utility service provision will be sourced from existing main 
services and enter the site along the principal access 
routes.  The design of utility services will be integral to the 
development to minimise and their visual impact on the 
development.  
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7.2. Land Use

7.2.1 A vibrant mix of uses is proposed within the Masterplan 
including residential, employment, commercial and 
community development (Figure 18:Proposed Land 
Uses).  Both vertical and horizontal mixing of uses is 
proposed, although changes of use will only occur along 
the rear boundary line of development plots.  

Housing

7.2.2 The prime residential development areas focus on the river 
valleys and ridge line in the centre of the site. 

7.2.3 The Masterplan is based upon a perimeter block structure 
which utilises the generic road hierarchy highlighted 
above in a modified grid system of streets. For finer grain 
residential and mixed use development, the grid would 
further reduce to approximately 40m by 40m using lanes 
and mews.  The buildings are, therefore, closely related to 
the street and permeability would be retained throughout.

7.2.4 Densities predominately vary between 30-45 dwellings per 
ha (dph) in the predominately residential areas (Figure 
19a: Density- Residential).  Higher densities of 50 to 
60dph are proposed around the Neighbourhood and 
Local Centres and along the key transport routes. This 
will promote the use of public transport and ensure these 
key areas are marked with prominent buildings. In specific 
locations in the Neighbourhood Centre or key areas such 
as Station Island South, densities may exceed 60dph.  

7.2.5 The lowest densities are proposed overlooking the Nene 
Valley and Ise Valley Country Park. In these locations, 
however, no typical development block of 100m by 100m 
will have a density of development below 30dph. 

7.2.6 An average 36.5dph is proposed across the site which 
reflects the planning policies and guidance outlined in 
Section 3 and ensures an efficient use of land.  
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7.2.11 Station Island South will accommodate a broader range of 
uses to take advantage of its central location between the 
town and the new development and its highly accessible 
location by public transport.  The area will include additional 
Station Interchange facilities, office development, 
residential development, park and sports facilities and 
potentially a hotel and health club.  Again a high density of 
development is proposed (an average of 50 dwellings per 
hectare possibly higher and up to 80% employment site 
coverage).

7.2.12 The long and narrow form of Station Island, however, 
constrains the proposed urban form.  A direct bus avenue 
and strategic pedestrian/cycle link to Finedon Road will be 
constructed to ensure the area’s integration with the town 
and wider development.  Whilst it will be constrained so not 
to encourage through traffic an indirect route for local traffic 
will also be provided to allow access and permeability and 
to ensure that existing problems within the eastern part of 
the town are not exacerbated.  

7.2.13 The Masterplan addresses potential noise issues from the 
railway with appropriate buffers, but includes development 
of land close to the rail line. The road alignment could be 
used to form part of the buffer and minimise infrastructure 
severance. It is also envisaged that less sensitive 
employment uses are located between the rail line and 
residential development.

Employment

7.2.14 In addition to the mixed use areas identified above 
specific employment areas are also proposed to meet 
the employment development requirements as set out 
in the Local Plan.  Northamptonshire County Council’s 
Commercial Property and Employment Land 
Assessment concluded that Wellingborough East has 
the potential to satisfy future employment development 
requirements subject to the required infrastructure being 
delivered as part of the wider development proposals. In 
this respect, the application site will be able to respond 
to industrial land demand and a potential growth in office 
demand given its proximate location to the town centre and 
railway station.

7.2.15 The provision of a broad range of high quality, highly 
accessible industrial and commercial development 
opportunities will have significant benefits for the economic 
development of the town and sub-region. It would attract 
inward investors to the town as well as providing for 
indigenous growth, with indirect benefits for existing 
companies and service providers in the town. The scale 
of these areas is crucial to ensure that the critical mass of 
development required to make the development viable and 
sustainable is delivered. The new development also has to 
be closely related to existing and proposed residential areas 
and accessible by modes other than the car, but with good 
links to the primary road network.  

7.2.16 The southern employment area on Irthlingborough 
Road utilises a prominent location in close vicinity to the 
Neighbourhood Centre and major residential development 
areas.  A high-quality B1 office and light industry development 
in a campus style business park is proposed.  This could 
include high tech and incubator units which would contribute 
to the Council’s wider economic development strategy.  

7.2.17 The development will take advantage of this prime location 
on the ridge, adjacent to one of the proposed major access 
and public transport routes into the site.  The setting is 
highly desirable overlooking the River Nene to the south 
and the River Ise and the town park to the northwest.  
This juxtaposition of employment and residential uses with 
associated facilities is a fundamental part of the sustainable 
development of Wellingborough East.  A maximum site 
coverage of 50% is envisaged.  

7.2.18 The northern employment area will include B1 development 
close to the Ise Local Centre and a mix of B1 and B2 
general industrial development south of Finedon Road.  
EMDA’s Regional Employment Land Priorities Study 
has particularly highlighted the potential of mixed-use 
business parks in Wellingborough that can accommodate 
B1 manufacturing for which a growth in future demand is 
expected.  These areas will take advantage of the significant 
green wedge proposed through this area and direct access to 
the Eastern Relief Road (Routes 6, 7 and their connection). 
A maximum site coverage of 50% has been assumed for the 
purposes of the TA and EIA, but in actuality is likely to be 
lower. 

7.2.7 Variations in the type, character, density and form of the 
residential areas occur within the wider context. These are 
illustrated further in the character area designs outlined 
below.  A mix of housing sizes, types and tenures are, 
however, proposed to ensure the development of a 
balanced and sustainable community. This will include 
“invisible” affordable housing provided in small clusters 
but integrated throughout the area.  This is expected 
to represent up to 27% of the total housing provision. A 
proportion of Lifetime Homes will also be provided.

7.2.8 Individual house designs will take into account of the 
BREAM standards of environmental design.  Furthermore, 
one demonstration Ecohome may be provided. This would 
be built to National Home energy rating standards (zero 
energy), constructed with recycled materials and include 
solar hot water, photovoltaics, energy efficient appliances, 
drought tolerant plants and appropriate interpretation 
material.

Mixed Use

7.2.9 Finer grain mixed use areas containing both residential 
and B1 employment premises are proposed to be 
located between the distinct employment areas and the 
Neighbourhood and Local Centres (which are themselves 
mixed-use areas) and predominantly residential areas 
(Figure 18: Proposed Land Use).  This would provide 
an appropriate blend of use in the urban form.  These 
may take the form of small office or light industrial units 
integrated with residential development or live/work units.  
A relatively high density of 50dph and 60% employment 
site coverage (sc) development is proposed (Figure 19a 
Density). Site coverage is the total floorspace provided as 
a percentage of the site area. 

Station Island

7.2.10 The development of Station Island North will comprise of 
a well-balanced mix of residential and employment units 
in a high-density form (an average of 50 dwellings per 
hectare and 50% employment site coverage).  This will 
reflect the scale of its context and takes account of the 
environmental constraints in the area.  It will, for the most, 
part be orientated towards the Park. 
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7.2.19 The employment area north of Finedon Road will 
accommodate B8 warehouse and distribution 
development.  Wellingborough is particularly well suited 
to the requirements of distribution centres and this sector 
is an important opportunity to generate new employment 
(Regional Employment Land Priorities Study).  Whilst 
the aspiration of the Borough Council is to diversify 
the town’s economy not all of the required growth in 
employment can be achieved in the high knowledge 
sectors. Moreover, the Regional Economic Strategy and 
RPG8 seek to encourage a modal shift of freight from road 
to rail.  Neilson’s Sidings has been specifically identified for 
rail related development and will, therefore, contribute to 
this objective.  

7.2.20 The layout shown on the Masterplan has been designed 
to create flexible and viable development parcels that will 
be developed over the period of the development.  These 
uses are generally developed at a lower density being 
predominately single storey and requiring significant site 
infrastructure (50% site coverage has, however, still been 
assumed for the purposes of the TA and EIA).  Again this 
development area has the benefit of direct access to the 
Northern Access and Eastern Relief Road (Routes 6, 7 and 
their connection). 
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8. COMMUNITY PROVISION 

8.1.1 The Wellingborough East community will over time expand 
to approximately 7,000 residents and employees that will 
require the provision of specific community facilities and 
services to meet their day to day needs. This provision 
will complement that already provided in the town and 
particularly the town centre.  Provision will, however, focus 
on the principal Neighbourhood Centre and two secondary 
local centres (Figure 20: Community).  

8.1.2 To ensure sustainability these centres are readily 
accessible by foot, cycle and public transport. The majority 
of the development will have the Neighbourhood or a Local 
Centre with 800m (10 minutes walk) and all are directly 
served by principal bus routes. The Masterplan also 
proposes the provision of facilities such as crèches and 
small retail facilities within the employment and mixed use 
areas.

8.2. Neighbourhood Centres

8.2.1 The Neighbourhood Centre is sited in a visually prominent 
location on the main ridge line at the arrival point and 
connection of the main access (and public transport) 
routes, key desire lines and vistas. The position also takes 
into account the presence of the pumping station and 
related services in the area.

8.2.2 It will provide a vibrant and safe focus for the whole 
development and is key to generating the wider 
development’s own identity.  A high density, mixed-
use community, commercial, residential (60dph) and 
employment (60%sc) development focused on a new civic 
space is proposed.  It will include:

• Primary school (1.85ha) including playing field;

• Health Centre or Healthy Living centre (0.4ha) including 
parking;

• Multi-functional community centre including a sports hall, 
police office, multi-faith room, childcare centre,  community 
trust office and storage;

• Nursery provision;

• Supermarket (1,000m2 but with scope for future 
expansion);
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• A1 retail units (approximately 1,000m2);

• A3 food and drink units (approximately 500m2);

• Bus facilities and car and cycle parking.

8.2.3 Work is underway to investigate the feasibility of the 
further development and integration of the key facilities.  
For example, the Health Centre could be developed as a 
Healthy Living Centre that incorporates doctors and dentist 
surgeries and complementary facilities such as a pharmacy.  
Furthermore, the primary school can be developed to 
include a children’s centre and provide a wider community 
functional use of its hall and kitchens.  The Masterplan 
provides for these potential enhancements.

8.3. Ise Local Centre

8.3.1 A secondary local centre is proposed to complement the 
principal Neighbourhood Centre.  This is located to the 
north of the Neighbourhood Centre to ensure all future 
residents and occupiers of the northern employment areas 
are within short walking distance of local facilities.  A high 
density, mixed-use community, commercial, residential 
(58dph) and employment (60%sc) development focused 
on a new civic space is proposed.  This will include:

• Primary School (1.85ha);

• Community Hall;

• Nursery provision; 

• Small A1 retail units approximately (250m2)

• Urban square; and 

• Bus facilities and car and cycle parking.

8.4. Nene Local Centre

8.4.1 A secondary focus for leisure use is also proposed on the 
Nene Valley urban fringe.  This will accommodate some 
small community facilities and services but is intended 
to be centred on recreation use mixed with residential 
development (58dph) and small-scale employment 
development e.g. live/work (60%sc).  This will also 
include:

• Small A1 retail units and an A3 food retail unit approximately 
(250m2)

• Nursery provision; and 

• Bus facilities and car and cycle parking.

8.5. School Provision

8.5.1 The Masterplan includes the provision of two primary 
schools to serve the resident population and act as anchors 
for the Neighbourhood Centre and Ise Local Centre. They 
are located in accessible areas adjacent to principal bus 
routes to serve different areas of the development. 

8.5.2 The two identified sites are large enough to accommodate 
two form entry primary schools i.e. a total of 420 pupils or 60 
per age group (potentially constructed in 2 phases).  Each 
school would require a site area of approximately 1.85ha. 
including play pitches.  

8.5.3 Both schools would include a hall and studio that can be 
made available for community use out of school hours, but 
there is also potential to link the multi-purpose community 
centre to the school to avoid the duplication of facilities.  
There is also scope within the school site to potentially 
provide a children’s centre including an integral nursery, 
multi-purpose training rooms, consultation rooms and 
support facilities.

8.5.4 The first school in the Neighbourhood Centre would be 
required at a stage when approximately 400 houses have 
been built.  

8.5.5 Private nurseries will also be developed at the Neighbourhood 
Centre, the two local centres and within Station Island.

8.5.6 At the secondary school stage, the demographic trends 
suggest that a new secondary school may not be needed 
to serve the development.  However, this is to be closely 
monitored, and a 10.24ha site has been allocated for a six 
form entry school (900 places for pupils 11 – 16 plus 180 
sixth form places).  As it is currently unclear whether this 
facility would be required it has been located on the edge of 
the development  close to South Hill Farm on the ridge top.  
This will allow the required open space to utilise the flat land 
and contribute to the proposed strategic landscaping.  It is 
also located adjacent to a proposed bus route.
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8.6. Recreation Facilities

8.6.1 The majority of existing community and recreational facilities 
in Wellingborough, particularly those in the town centre, 
are accessible from Wellingborough East.  Nonetheless, 
the scale of residential development proposed requires the 
provision of specific new facilities including children’s play 
space, parks and sports pitches and informal open space.  
Moreover, the Council has highlighted the potential for 
managing the River Ise Valley (as defined by the floodplain) 
as a park, which would benefit the town as a whole (Figure 
21: Recreation and Open Spaces).

8.6.2 The Borough Council has identified specific requirements 
using National Playing Field Association standards (in 
accordance with Policy L7 of the Local Plan).  A requirement 
of 15.6ha has been identified by the Borough Council and 
provided in the Masterplan comprising of the following:

• Pitch sports 7.8ha (1.2ha per 1000 population)

• Non-pitch sports 2.6ha (0.4ha per 1000 population) 

• Children’s Play Space 5.2ha (0.8ha per 1000 population)

8.6.3 Wellingborough East also offers the potential to enhance 
provision of commercial leisure facilities in a highly 
accessible (by means other than the car) location close to 
the train station
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Children’s Play Spaces

8.6.4 A variety of children’s play spaces including Neighbourhood 
Equipped Areas of Play (NEAPs) and Local Equipped Areas 
of Play (LEAPs), are strategically dispersed throughout the 
development.  7 LEAPs and 5 NEAPs totaling 6.62ha are 
indicated on the Masterplan.  Furthermore, in each NEAP 
location additional equipment provision will be made to 
provide LEAP type facilities as well. i.e. dual NEAP and 
LEAP children’s play spaces.  They have been located in 
focal locations within the development area close to the 
Neighbourhood and Local Centres and primary residential 
areas to ensure that they are widely accessible to the 
resident population (i.e. within 400m of a LEAP and 1000m 
of a NEAP).  The precise location has been determined 
to minimise severance by main roads and optimise 
connections to pedestrian and cycle routes.  The detailed 
design will ensure that they do not harm residential amenity 
but are still overlooked for security.  Additional facilities are 
also proposed within the Ise Valley Park. 

8.6.5 According to NPFA standards a LEAP will comprise of:

• Approximately 3,600m2 including buffer zone;

• 5 types of activity/play equipment; 

• Aimed at the 4-8 year age group with consideration for the 
2-4 year age group.

8.6.6 A NEAP will comprise of:     

• Approximately. 8,200m2 including buffer zone;

• 8 types of activity/play equipment including kick about 
areas, “wheeled” play and meeting space;

• Aimed at the 8-14 year age group with consideration of 
younger age groups.

Youth and Adult Recreation Space

8.6.7 An area of 11.25ha has been identified within the Masterplan 
for youth and adult recreation space; 8ha of pitch provision 
and 3.25ha of non pitch provision. 

8.6.8 All of the proposed facilities are located outside of the 
floodplain in areas that will require the minimum of earth 
movements to form level, well drained playing surfaces but 
are still accessible to the wider development, particularly by 
public transport, cycling and walking. 

8.6.9 The assessment undertaken by PMP on behalf of the 
Borough Council did not identify a need for a particular 
type of provision in Wellingborough East.  The precise type 
of facilities will, therefore, be determined at a later stage, 
potentially by the emerging community themselves, but are 
expected to include a mixture of senior and junior football 
and rugby pitches and a cricket pitch.  All sports pitches 
will, however, be appropriately surfaced according to the 
intensity of use and have attached changing rooms, social 
facilities (where appropriate) lighting, security and access. 
Additional informal facilities will, however, also be provided 
facilities (where appropriate) lighting, security and access.  
Additional informal facilities will, however, also be provided 
within the Town Park. These will not include formal changing 
facilities. 

8.6.10 The Borough Council have confirmed that dual community 
use of 4ha of sports pitches provided in association with the 
secondary school is appropriate.  This will help to ensure the 
development of a compact urban form.  However given that 
the requirements for a secondary school is unconfirmed at 
this stage, prior provision of the sport pitches in that location 
will be required and a mechanism for the future shared use 
will need to secured in an appropriate fashion.  Dual use is 
not proposed at the primary schools but provision has been 
made for playing fields within those site allocations.

8.6.11 The remaining 4ha requirement is located at the Nene Local 
Centre which is proposed to have a predominately leisure 
and recreation focus.  This is likely to include a variety of 
sports pitches including a focal cricket pitch.  Non pitch 
sports provision of 0.75ha is also proposed in this location.  
This could include, for example, tennis, bowls and/or 
basketball/netball courts. A similar but smaller provision of 
approximately 0.2ha is proposed adjacent to the Ise Local 
Centre.

8.6.12 A core site of approximately 2.3ha for non-pitch sports 
provision has been proposed adjacent to the Neighbourhood 
Centre.  This is very central and has the scope to provide 
a wide range of facilities.  The provision appears greater 
than the Borough Council’s requirement, but the Masterplan 
proposes that the provision is associated with the woodland 
structure planting suggested in this location.  The Character 
Area design illustrates how this are a might be developed.

Ise Park 

8.6.13 The Masterplan proposes that the Ise Valley (as defined by 
the floodplain) is utilised for new passive and active open 
recreation space in the form of a Town and Country Park 
in accordance with the principles established in the 2001 
report Wellingborough Town Park: Feasibility Study 
prepared on behalf of the Borough Council).  This will be 
the principal green space and provide a focus for the whole 
development, but also perform a wider role for the town as 
a whole.

Country Park

8.6.14 The Country Park to the north of Midland Road will retain 
the ‘naturalness’ of the existing landscape and its riverside 
features.  Significant re-alignment works to the existing River 
Ise are proposed in this area to reinstate a more natural 
profile (a two stage channel) and the reinstatement of river 
meanders.  Together with the retention of existing landscape 
features, the proposed habitat creation associated with, and 
located adjacent to the proposed river enhancement works 
can be used to create:
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• discrete and often inaccessible areas for ecological 
enhancement within the meanders and a variety of habitats 
(meadows, wet grassland, wet woodland, reedbed and 
marsh);

• open, accessible areas of neutral grassland close to the 
Ise Local Centre and proposed recreation and play space, 
enclosed or framed by the planting of individual / groups of 
parkland trees;  

• and a network of informal ‘green’ spaces along the fringe of 
the urban area and riverside.

8.6.15 This concept is illustrated on the Illustrative Development 
Plan. 

8.6.16 The two-stage channel in the river creates a wetland shelf 
and aquatic and marginal habitats for wildlife.  The creation 
of a series of wetlands will slow water flow and provide 
additional flood capacity during minor flood events.  The 
existing weir will be removed and pools and riffles will be 
created to further diversify aquatic habitats.

8.6.17 Wet woodland, reedbeds and marshy grassland will be 
concentrated in areas near to the River Ise to prevent 
access to banks and provide further ecological and 
landscape diversity.  Scrapes, utilizing the wetter base 
nearer to the water table will provide additional areas 
to seed native vegetation into the encourage natural 
colonization and plant succession to develop.  Species 
mixes used here will include tufted hair grass, creeping 
bent, common fleabane and false fox sedge.  

8.6.18 Small areas of wet woodland will be planted around the 
newly created scrapes, located adjacent to the River Ise.  
These will include local riparian tree species, including 
crack willow, goat willow and grey willow. 

Town Park

8.6.19 The Town Park to the south of Midland Road will be a more 
formal recreation area, with kick about and play areas (with 
an appropriately designed NEAP) close to the Midland 
Road crossing (Route 4) to help create the perception 
that the built development and park are a natural part, and 
progression, of the existing town.

  It will also include an area to provide a venue for summer 
events and as a focus for informal recreation activities.  The 
park will have an open, parkland character with specimen 
tree planting designed to create and retain important views 
across the valley.  Closely mown grass to accommodate 
the more intensive use, contrasts with a mix of native and 
ornamental planting which is sympathetically integrated 
with existing landscape features.  

8.6.20 A series of green links through the Town and Country 
Park connecting functionally and visually into the wider 
development are proposed. These will include an 
extensive foot and cycle path network, with additional low 
level crossings over the River to optimise accessibility and 
connectivity.    

8.6.21 A small Park Visitor Centre (390m2) with interpretation 
information is proposed at the beginning of the green link 
towards Irthlingborough Road. This will be served by a 
small car park.  Additional small car parks are proposed 
close to the Ise Local Centre and in Station Island South 
and North.

Urban Squares

8.6.22 The Neighbourhood Centre, Ise Local Centre and Station 
Interchange all include provision of urban squares of high 
quality public realm. These will be active public places, 
which provide the settings for, and generators of, attractive 
built form in these key areas.  Smaller squares will be 
incorporated into the development, where appropriate, to 
provide focus points and assist legibility.

Allotments

8.6.23 Two allotment sites totalling 3.25ha are proposed to meet 
local needs generated by the development.  To ensure the 
development of a compact urban form they have been 
located on the edge of the development; one to serve the 
northern residential development in the Ise Valley, the other 
to serve the southern residential development in the Nene 
Valley.  

8.6.24 They are, however, very accessible and can also contribute 
to the setting of the built form with sensitive landscaping at 
their boundaries.  The allotments will be secured and have 
a small parking area and a water supply.

8.7. Burial Site

8.7.1 A 0.5ha burial site is proposed close to the Ise Local Centre 
(Figure 20: Community).  This is a discrete yet accessible 
(vehicle and pedestrian) location away from water courses 
and can be excavated to 2.75m.

8.8. Waste Facilities

8.8.1 The Masterplan includes provision for a local waste    
processing and treatment facility (less than  50,000 tonnes of 
non-hazardous waste per annum) to serve the development 
proposals.  The Borough Council has indicated a potential 
need for a local facility but the exact nature has not yet been 
specified.  If a requirement is established, however, it will 
be located within the proposed employment area north of 
Finedon Road to ensure there is no adverse impact on the 
amenity of sensitive uses such as residential development 
(Figure 20: Community).

8.8.2 Five neighbourhood recycling facilities will also be provided 
and integrated into public space landscaping, and all 
development units will have sufficient refuse storage space 
for segregated waste collection to encourage recycling and 
a home composter.

8.9. Management and Maintenance

8.9.1 The applicants are exploring with the Borough Council the 
potential of various models for the provision of community 
management through an appropriate Trust.  This is likely 
to take the form of a community trust, possibly with a 
Neighbourhood Manager and include community policing.

8.9.2 The maintenance arrangements for all of the proposals, 
but particularly the public facilities including the public 
open space (and, therefore, structure planting and SUDS), 
are being discussed. In the absence of an appropriate 
management structure, it is expected that the Council will 
adopt the public open space.
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9. LANDSCAPE STRUCTURE & GREEN 
WEDGES

9.1.1 In addition to the recreation areas and Ise Valley Park 
described above, the Masterplan has incorporated a 
landscape and open space structure that seeks to define 
the development, emphasise its integration with the town 
and mitigate the wider visual impact from the surrounding 
countryside and adjacent settlements.  This has sought 
to:

• Retain and enhance important landscape features where 
possible;

• Provide a new public green space network; and

• Provide focal urban leisure and community spaces.

9.1.2 Overall the masterplan provides a connected network 
of multifunctional green spaces providing for recreation, 
ecology, SUDS and landscape enhancement within the 
development, that could potentially link to a wider strategic 
network outside of the site.

9.2. Green Wedges 

9.2.1 Existing and the integration of new landscape features 
on the site will be used to shape the framework of the 
development, enhance its setting and reduce the perception 
of the scale and mass of the proposed development.  The 
Masterplan has exploited existing landmarks and important 
vistas in key areas to create a focus for the development, 
provide identity and ensure legibility.  Visual links between 
the key development areas have been formed to provide 
structure and create new important vistas. 

9.2.2 Importantly these green wedges link the key open spaces 
within the development.  

9.2.3 The Masterplan seeks to reinforce east-west connections 
to the town over the Ise Valley through the provision of 
three green wedges (Figure 22: Landscape Structure 
and Open Spaces).  These wedges connect landmarks 
and key land-use areas, visually linking the existing built 
form and new development together: 
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9.3.6 The proposed strategic planting identified in the Masterplan 
totals approximately 16-17ha.  This does not include the 
formal tree lining of the principal roads or bus avenues or 
localised planting (Figure 22: Landscape Structure).   

9.3.7 The landscape treatment for the access routes will reflect 
the local landscape character.  The Northern Access (Route 
6) and the higher parts of the Eastern Access (Route 7) 
will be lined by hedgerows with occasional trees in the 
character of the rural lanes in that area (e.g. Sidegate 
Lane).  The Southern Access (Route 2) and lower part 
of the Eastern Access (Route 7) will be landscaped in a 
similar character to the existing embanked railway line.  This 
reflects the proposed restoration scheme for this part of the 
Nene Valley and will utilise a riparian river woodland mix at 
the base of the embankments to marry the route into the 
existing wetland character. This will provide some screening 
but also permit views to be retained from the road along the 
valley.  

• The proposed development is focused on the south-westerly 
ridge that runs through the site.  In common with historic 
development found elsewhere in the county it celebrates 
the development’s existence rather than in hiding it. The 
ridgeline is further strengthened with significant areas of 
woodland structure planting and retained open space that 
links the Midland Road / River Ise crossing embankments 
with the green link from the Neighbourhood Centre to the 
Town Park, along the axis with the St Mary’s Church.  This 
strengthens the east-west connection of the town and 
proposed development.  Key views of focal features within 
the town (including St Mary’s Church) will, therefore, be 
retained. 

• The principal visual connection between the existing 
built form and the development site is the Midland Road 
vista leading up to the ridge line, as marked by the 
Irthlingborough Grange avenue of trees.  The Masterplan 
retains and strengthens this vista by the provision of areas 
of open space and green corridors that link Midland Road, 
the Town Park, and the development through to the Nene 
Valley at the Nene Local Centre.  This again, is designed 
to emphase the east-west connectivity.

• The final east-west landscape connection is the extension 
of the Finedon Road corridor (and allotments beyond) 
through the Country Park and the development close to 
the Ise Local Centre, ultimately to the east-west tree lined 
small valley that extends from Sidegate Lane into the site.  

• Additionally, a corridor of at least 20m will be retained on 
either side of the River Ise up to 250m to the north of Finedon 
Road.  This will provide space for habitat enhancement 
works to buffer the effects of the proposed employment 
industrial development and prevent the proximity of new 
development over shading of the river.  Further north 
where the development is closer to the river, habitats such 
as willow carr and wet grassland will be created adjacent 
to the river to mitigate any adverse impact.

9.3. Landscape Structure

9.3.1 The development of the Masterplan has taken full account 
of the proximity of adjacent settlements and the need, 
therefore, to avoid coalescence. This is a potential issue 
that was highlighted in the public consultation exercises. 
Consequently, the findings of the Landscape and Visual 
Impact Assessment have been fed into the Masterplan 
design. The existing topography of the area and intervening 
vegetation largely mitigates the visual impact from Finedon 
and the potential for coalescence. However, in certain key 
area, additional landscaping is proposed along the Northern 
Access (Route 6) to enhance and screen.   

9.3.2 The topography also limits the visual impact of the 
development, when viewed from Irchester to the south 
and Irthlingborough to the east.  The open views of the 
development from Rushden (to the east and southeast), 
however, cannot be screened through structure planting. 

9.3.3 a structure landscape implementation strategy is attached 
to the EIA.  Careful use of internal and external existing and 
new planting, and the design of the urban fringe including 
the incorporation of open uses to modulate the urban edge 
will, however, break up the mass of built development and 
ensure the provision of an appropriate frontage to the 
Nene Valley.  Notably green fingers will extend into the 
development along the streets from the urban edge towards 
the tree lined bus avenue. At the urban edge existing and 
new woodland and scrub planting is dominant.  

9.3.4 From within the lower parts of the valley almost all of the 
development will be concealed by planting.  From higher 
and further away the layered roof effect is avoided by the 
east-west structure planting on the ridge and principal 
roads and bus avenues and the green fingers. 

9.3.5 A similar approach has been used within the Ise Valley 
where planting within the P ark, the incorporation of the 
green wedges described above, the placement of open 
uses (e.g. the school and recreation facilities).  Planting 
to the ridge, the principal roads and bus avenues will 
effectively break up the mass of development. 
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Figure 22a: Ecology Enhancement & Compensation Areas

9.4. Habitat Enhancement and Creation

9.4.1 Retained and newly created habitat will be managed to 
enhance nature conservation value.  The proposals are 
set out in the Outline Management Strategy is attached 
to the EIA.  As set out above the habitat immediately 
adjacent to the River Ise will be retained and enhanced 
through the implementation of a new management regime 
and creation of new features including meanders, areas of 
wet woodland, reedbed, marsh and extensively managed 
grassland.  

9.4.2 The new areas of broad-leaved woodland will provide 
stepping stone habitats across the site.  This will 
compensate for the loss of hedgerow and scrub habitat.  
Species mixes used will reflect the dominant broad-leaved 
woodland type of the area and will include ash, occasional 
pedunculate oak, field maple and hazel.  

9.4.3 The strategic planting areas, the Ise Park and roadside 
verges will also include several new areas of linear 
scrub planting to create species rich hedgerows. Existing 
hedgerows that are retained will also be enhanced to fill 
in any gaps. The planting will consist of locally native 
species including hawthorn, blackthorn, dogwood, hazel, 
field maple and crab apple.  Standard trees will be planted 
once every 20-30 metres and will consist of pedunculate 
oak and ash.
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9.4.4 The proposed SPA/SSSI lies to the south of the main 
body of the site along the line of access routes 2 and 7.  
The construction of the access routes will lead to loss 
of habitat and disturbance within the proposed statutory 
site.  A significant compensation area will be created to 
mitigate the impact of the access routes (see Figure 22a: 
Ecology Enhancement & Compensation Areas).  The 
compensation area will consist of an area of open water 
that will extend the southern margins of one of the existing 
lakes to provide an additional area of open water.  The open 
water will be designed to include gradually sloping banks, 
which will provide shallow waters for waders.  The central 
section of the lake will be over 2m deep in order to ensure 
that marginal vegetation especially common reed do not 
spread into the main water area.  A new area of grassland 
will be created surrounding the new margins of the water 
body.  The margins of the new lake will be planted up with 
locally native species including branched bur reed, reed 
sweet grass and common reed.

9.4.5 A proportion of Wellingborough Marsh and the Triangular 
Meadow will be lost in the construction of Route 2. To 
mitigate for this loss significant areas of open water will be 
created to the east of the abandoned railway.  In addition 
the road embankments will be seeded with a fine grass 
mix and scrub, including hawthorn, crab apple and field 
maple will be planted at the top of the embankments.   A 
ditch will run along the bottom of each embankment on the 
side furthest from the road.  These ditches will be fed from 
overland flow and not from the water off the road.  Ditches 
will either be left to colonise naturally or will be seeded with 
species from the wildlife site.  The opportunity will be taken 
to enhance the retained wildlife site areas through removal 
of some of the common reed mace that is present within 
the marsh and creation of further areas of open water.  A 
long-term management strategy will also be developed.

9.4.6 Gardens will be landscaped with a mix of native and non-
native species using a combination of shrub and tree 
species that will offer value to wildlife as stepping stone 
habitats, foraging and nesting sites. 

9.4.7 All areas to be put to grassland will either be seeded with 
an MG4 or MG5 neutral grassland mix or strewn with green 
hay.  Species mixes would be agreed with local nature 
conservation organizations.

9.4.8 New grassland and structure planting will provide increased 
foraging grounds, retain and enhance corridors of movement 
and create new links across the site for local badgers.  
Shrub species used will provide an additional autumn 
food source.   Where roads cross existing badger paths, 
badger underpasses will be installed during construction 
to prevent road traffic accidents.  Badger fencing will also 
be installed in conjunction with the tunnels.  All setts within 
the development will be provided with structure planting to 
buffer them from disturbance from the general public.
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10. SUDS AND RIVER WORKS

10.1. Flood Risk Assessment

10.1.1 A Flood Risk Assessment has been undertaken to examine 
the flood management drainage system and define the 
extent of the floodplain. It has been submitted with the 
outline planning application.  Development within the flood 
plain is limited to that required for ‘exceptional and essential 
infrastructure’ which has been defined by Wellingborough 
Borough Council as the major highway accesses and the 
rail related development north of Finedon Road.  This has 
previously been accepted by the Environment Agency 
(EA). 

10.1.2 A surface water drainage strategy has been developed that 
incorporates the use of “Sustainable Drainage Systems” 
(SUDS) and limits run-off discharging into the watercourses 
to greenfield rates such that it will have no detrimental 
impact on the water courses or flooding generally (Figure 
23: SUDS).

10.1.3 The use of SUDS in the Masterplan has provided an 
approach to surface run-off water management that is based 
upon the natural topographic form of the site, facilitated by 
the urban form described above.  Its incorporation into 
the proposed development will help prevent increases 
in flood or water pollution risk in the lower valley land. 
These may also provide direct improvements to amenity 
and biodiversity.  The methods of control proposed include 
basins and ponds, filter strips and swales, infiltration 
devices, and the use of permeable surfaces and filter 
drains.  

10.1.4 River and catchment modelling has shown that the overall 
effect of the development and mitigation measures provides 
‘betterment’ in that river flow conditions on the River Ise are 
improved (see Section 9.3 below), flood flow discharge into 
the River Nene is reduced and generally flood levels are 
reduced. Where levels rise they do not affect development 
and are within land under the control of the developer. 
Flood risk is, therefore, reduced compared to the existing 
situation.   
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10.2. SUDS Techniques

Prevention

10.2.1 Prevention of run-off and the prevention of pollution 
is critical to the SUDS strategy but requires careful 
consideration, e.g. a gravel surface for a car park may be 
an acceptable alternative to paving and it may be possible 
to discharge roof water into a soakaway where it can soak 
into the ground at source.

Rainwater Use

10.2.2 Rainwater reuse (or harvesting) involves the collection and 
storage of rainwater on site and its use as a substitute 
for mains water for some uses, for example  watering 
gardens. 

Permeable Pavements

10.2.3 The need for surface water drains and off-site sewers can 
be reduced or eliminated where run-off is encouraged to 
permeate through a porous pavement, such as permeable 
concrete blocks, crushed stone or porous asphalt.

10.2.4 Depending on the ground conditions, the water may 
infiltrate directly into the subsoil or be stored in an 
underground reservoir (for example, a crushed stone layer) 
before slowly soaking into the ground. If infiltration is not 
possible or appropriate (for example because of ground 
contamination), an impermeable membrane can be used 
with an overflow to keep the pavement free from water in 
all conditions. Pollutant removal occurs either within the 
surfacing or sub-base material itself, or by the filtering 
action of the reservoir or subsoil.

Infiltration Trenches

10.2.5 An infiltration trench is a shallow, excavated trench that has 
been filled with stone to create an underground reservoir.  
Storm water entering the trench is gradually infiltrated into 
the ground. Their longevity can be enhanced by providing 
pre-treatment of the storm water using a filter strip, gully or 
sump pit to remove excessive solids. 

Filter Drains

10.2.6 Filter drains are widely used by highway authorities for 
draining roads.  They are similar structures containing a 
perforated pipe. This facilitates the storage, filtering and 
some infiltration of water passing from the source to the 
discharge point. Pollutants are removed by absorption, 
filtering and microbial decomposition in the surrounding 
soil. Systems can be designed to successfully incorporate 
both infiltration and filter systems. 

Swales and Basins

10.2.7 These can be created as features within the landscaped 
areas of the site, or they can be incorporated into 
ornamental, amenity and screen-planted areas where they 
would be looked after as part of the normal maintenance 
contract. Swales and basins are often installed as part of a 
drainage network connecting to a pond or wetland, prior to 
discharge to a natural watercourse. 

10.2.8 Swales are grassed depressions, which infiltrate water 
along their length, typically using the green space of a 
roadside margin.

10.2.9 They may be used to replace conventional roadside kerbs, 
saving construction and maintenance costs. Compared 
to a conventional ditch, a swale is shallow and relatively 
wide, providing temporary storage, limited conveyance, 
treatment and infiltration. Ditches are similar in form to 
swales but provide greater conveyance of water from one 
area to another, possibly with infiltration along their length.

10.2.10A basin is designed to attenuate runoff and to allow the 
settlement of solids.  They are dry outside of storm periods. 
They provide temporary storage for storm water, reduce 
peak flows to receiving waters, facilitate the filtration of 
pollutants (deposited and incorporated into the substrate) 
and encourage microbial decomposition, as well as allowing 
water infiltration directly into the ground.

Ponds and Wetlands

10.2.11Although these can be designed as wet or dry ponds, or 
wetlands, they are most likely to contribute to visual amenity 
and biodiversity where they include a permanent water 
body. 

10.2.12Ponds or wetlands can be designed to accommodate 
considerable variations in water levels during storms, 
thereby enhancing flood-storage capacity.

10.2.13By allowing adequate detention time, the level of solids 
removal can be significant. The algae and plants of 
wetlands provide a particularly good level of filtering and 
nutrient removal. Ponds and wetlands can be fed by swales/
ditches, filter drains or piped systems, and the use of inlet 
and outlet sumps will enhance performance by trapping silt 
and preventing clogging of the outlet. Removal of collected 
sediment from the inlet sump may be needed, although 
typically this is unlikely to be more than once every seven 
years. 

10.2.14Only specially constructed wetlands should be used to 
treat surface water – the use of existing, natural wetlands is 
unlikely to be acceptable.

10.3. Adoption

10.3.1 Maintenance of SUDS is an essential requirement for their 
satisfactory performance in the medium and long term.  It 
is intended that, where practical, positive drainage systems 
will be adopted by either the Local Water Authority (Anglian 
Water) or by the Highway Authority.  However, where this 
is not possible, and in the case of SUDS, this is often the 
case, it is the applicant’s intention to arrange for these to be 
adopted by the Local Authority and/or a Community Trust.  
This is generally considered a more satisfactory solution 
than relying on individual householders or management 
companies run on behalf of groups of householders.
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10.4. River Works

10.4.1 The FRA has assessed the volume of floodplain lost to 
the “essential development” in Neilson’s Sidings and as a 
result of the construction of the access routes. This volume 
will be replaced by modifying the Rivers Ise and Nene 
to provide a greater flood storage volume and improved 
flow characteristics.  The river improvement works will be 
phased with the development.  In accordance with PPG25 
this will reduce the flood risk from the present situation.

River Ise

10.4.2 It is proposed to excavate an area within the north of the 
Neilson’s Sidings area to provide level-for-level mitigation 
for the construction of the Route 6 embankment within the 
floodplain.

10.4.3 The development area to the east of the River Ise, adjacent 
to Neilson’s Sidings, is of low lying land, and currently 
forms part of the flood plain.  An impermeable flood berm 
30m from the east bank of the existing main channel will be 
provided from the northern extremity of the site to a point 
some 250m north of Finedon Road.  This will enable this 
area of land currently used as floodplain to be developed.

10.4.4 There is however no land available within the site to 
provide level-for-level mitigation for the construction of 
the development in this area.  It has not therefore been 
included within this planning application but has been 
identified as a reserve employment area that will come 
forward in the future, if needed, and when appropriate 
floodplain compensation is provided.  

10.4.5 An area extending 250m upstream of Finedon Bridge is to 
be retained as floodplain, since the area is low lying and 
critical for both floodplain conveyance and storage.  
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10.4.6 The River Ise channel through the Country Park will be 
left unchanged for approximately 400m south of Finedon 
Road, from this point to the Midland Road crossing, the 
channel will be modified to form a two-stage channel, with 
a  lowered berm (typically 5m) cut into the existing left 
channel bank, beyond this the berm will be extended on a 
relatively flat slope to cut through the high land on the left 
bank into the lower area of the flood plain.  

10.4.7 The existing channel will also be re-aligned to form 
tight meander bends to increase the channel length by 
approximately 300m to compensate for the removal of the 
weir upstream of Mill Road. Within these bends pool riffle 
features could be introduced to provide increased channel 
diversity. At high flows the floodwater will be designed to 
pass across these bends by local widening of the lowered 
flood berms. These meanders will be located strategically 
in relation to the existing services within the Country Park.

10.4.8 In addition to the river works it is proposed to excavate a 
mitigation area to the south of the scrapyard which provides 
level-for-level mitigation for the placement of the Route 4/ 
Midland Road Extension within the floodplain. 

River Nene

10.4.9 The Southern Access (Route 2) is essential infrastructure 
that will reduce the volume of flood storage within the Nene 
floodplain by the placing of material to form a highway 
embankment below the predicted flood level. Before Route 
2 is constructed, the mitigation measures proposed for 
Route 2 including localised lake extensions, localised river 
realignment and associated level-for-level flood mitigation 
in the Nene valley will have created a net improvement in 
flood storage volume.  

10.4.10The Eastern Access (Route 7) is essential infrastructure 
that will reduce the volume of flood storage within the Nene 
floodplain by the placing of material to form a highway 
embankment below the predicted flood level. Before 
Route 7 is constructed, the mitigation measures proposed 
for Route 7 including lowering of the right riverbank 
downstream and associated level-for-level flood mitigation 
in the Nene valley will have created a net improvement in 
flood storage volume.  Culverts will, be incorporated into 

10.4.10The Eastern Access (Route 7) is essential infrastructure 
that will reduce the volume of flood storage within the Nene 
floodplain by the placing of material to form a highway 
embankment below the predicted flood level. Before 
Route 7 is constructed, the mitigation measures proposed 
for Route 7 including lowering of the right riverbank 
downstream and associated level-for-level flood mitigation 
in the Nene valley will have created a net improvement in 
flood storage volume.  Culverts will, be incorporated into the 
embankment carrying Route 7. These will enable a flow of 
water between each side of the highway, ensuring that the 
embankment does not act as a dam and there continues to 
be continuity of the floodplain.
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11. SITE CAPACITY & PHASING
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11.1.1 The table above gives a detailed breakdown of the 
application site’s development capacity. 

11.1.2 The Masterplan identifies a total development area of 
262ha which includes the proposed residential (87.62ha), 
employment (51.27ha), commercial and community 
(3.54ha) and recreation (17.87ha) development as well as 
the town and country parks (58.29ha), allotments (3.25ha), 
burial site (0.5ha) and green links with structure planting 
(24.46ha).  The residual land within the application site is 
made up of existing infrastructure and land to be retained 
in its existing use. 

11.2. Residential Development

11.2.1 The Local Plan allocation requires the development of 
2,875 dwellings in the SDA and the reservation of a reserve 
development area of 15ha (which at 35dph would equate to 
525 dwellings). A total of 3,400 dwellings. 

11.2.2 The Masterplan identifies 87.62ha of residential 
development with the capacity to deliver 3,200 residential 
units (Figure 24: Development Capacity).  In addition to an 
assumed 200 units on the Eastfield Road site, this would 
provide the 3,400 dwellings required.

11.2.3 A further 15ha of reserve residential land is also identified in 
the Masterplan but does not form part of this application. 

11.2.4 A variety of densities ranging between 30-60dph are 
proposed. This would provide an average density of 36.5 
dwellings per hectare.  

11.3. Employment Development

11.3.1 The Local Plan establishes a gross requirement of 110.8ha of 
employment land.  This includes other parts of the SDA including 
Victoria Business Park (30.5ha), Land South of the Railway 
(2.9ha) and land at Eastfield Road.  The residual requirement for 
the application site is, therefore, 77.4ha, plus a 10ha reserve site 
(not forming part of this application). The following approximate 
gross areas of development totaling 87.5ha are to be provided:

• Neilson’s Sidings and North of Finedon Road: 41ha (including 
the reserve area forming part of this application)  

• South of Finedon Road: 24ha

• Irthlingborough Road: 13.45ha

• Neighbourhood Centre: 1.1ha 

• Secondary Local Centres: 0.81ha

• Station Island: 7.04ha

11.3.2 Of greater relevance, however, are the net areas of development 
that excludes land required for strategic infrastructure and 
landscaping.  The Masterplan identifies a net total of 51ha of 
employment land.  Of the 51ha to be developed to 2016, 23.2ha 
has been identified as office and light industrial (B1), 12.81ha 
as general industrial (B1/B2) and 15.25ha as warehouse and 
distribution (B8).    

11.3.3 The following maximum densities of development have been 
assumed for the purposes of the ES. (These are not necessarily 
developable densities. These will be agreed in due course):   

• Neighbourhood Centre and Local Centres (B1): 60% site 
coverage (sc)

• Station Island North and other mixed use areas (B1): 50% sc

• Station Island South (B1): 80%

• South of Finedon Road (B1/B2): 50% sc

• Neilson’s sidings and North of Finedon Road (B8): 50% sc  

11.3.4 This would provide the following floorspace:

• B1: 123,646m2

• B1/B2: 64,050m2

• B8: 76,250m2



SCALE 1:12,500

0m 100 250 500

50 150

KEYKEY

WELLINGBOROUGH EAST - MASTERPLAN (Revised 2006)

N

Figure 25: Phasing Plan

PAGE 56

11.4. Phasing

11.4.1 A development phasing strategy covering the period to 
2016 is proposed to ensure that the development proceeds 
organically and logically, but also in a viable manner.  
This will ensure that the provision of infrastructure and 
community facilities comes forward with the residential and 
employment development (Figure 25 and 25a: Phasing). 
It takes account of the Local Plan policy proposed 
development phasing of residential and employment 
development, the findings of the Transport Assessment 
in respect of infrastructure provision and construction 
practicalities.  The phasing programme is set out below. 
This has formed the basis of the assessment undertaken 
in the EIA.

11.4.2 The intention is to build around the Neighbourhood Centre 
to establish a focus for the development.  Each phase 
required 2 or 3 separate building areas to maintain the 
required build rates and allow access to the different 
aspects of the market.  Notably development will also 
start early in Station Island to accord with the general 
principle of developing near the town first and moving west.  
Accordingly it is not necessarily the case that one phase 
will finish completely before the next is started.  

11.4.3 The employment land is phased to be released on an 
appropriate pro-rata basis.  The take up the employment 
land, however, is market driven and it maybe that different 
or longer employment development areas are required 
earlier than currently indicated (subject to appropriate 
infrastructure being provided). 

11.4.4 The residential and employment reserve areas do not 
form part of this application but have been indicated 
on the Masterplan to ensure that the site is planned 
comprehensively.  These have been located in a manner 
that allows critical Masterplan components (community 
facilities, landscaping, infrastructure etc) to still function 
effectively. 

11.4.5 A detailed phasing strategy is set out below.      



SCALE 1:12,500

0m 100 250 500

50 150

KEY

WELLINGBOROUGH EAST - MASTERPLAN (Revised 2006)

N

PAGE 56a

Figure 25a: Detailed Phasing  Strategy
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Phase Location (Area Reference) Employment Community & Infrastructure
Commercial

Ha. Units Ha. Ha.

1A Route 4 inc. Higgins Yard car park and river works
Country Park 

1B North of Route 4 (Area 14) 3.81 162 Leap & Ridge Recreation Area
West of Irthlingborough Road (Part 15) 2.74 100
East of Irthlingborough Road, south of Neighbourhood Centre (Part 16) 3.21 135
North of Finedon Road (Part 3) 9 Southern roundabout on Finedon Road

Route 2 and river works

Sub total 9.76 397 9

Neighbourhood Centre (11) 3.02 151 0.75 Leap
Neighbourhood Centre Core (12) 0.94 47 0.31 1.87 Primary School
Station Island South (25) 2.04 102 1.91 0.3
West of Irthlingborough Road (Part 15) 0.74 27
South of Finedon Road (4) 4.54 Northern roundabout on Finedon Road 327

Town Park
2B West of Irthlingborough Road (Part 15) 2.00 72 Neap/Leap

East of Irthlingborough Road, south of Neighburhood Centre (Part 16) 1.08 45
West of lower Irthlingborough Road (20) 2.76 86
East of lower Irthlingborough Road (Part 19) 3.16 100 Southern allotments
East of Neighbourhood Centre (13) 1.20 43
East of Neighbourhood Centre (Part 17) 1.32 43 389
South of Finedon Road (5) 2.98

2C Route 7 (except A45 slips) and river works
East of Neighbourhood Centre (13) 2.11 76 Neap/Leap
East of Neighbourhood Centre (Part 17) 6.04 193
Lower Station Island North (26 & Part 27) 1.60 80 1.71 0.27 Neap/Leap

Secondary School Recreation Area
Provision of Station Interchange (East) 349

2D Middle Station Island North (Part 27) 2.04 102 1.71 0.27 Neap
North of Neighbourhood Centre (Part 10) 3.50 114 Leap
North of Neighbourhood Centre (Part 9) 3.27 105
South-west of the Grange (Part 19) 3.16 100
The Grange (Part 17) 1.25 50
Higgins Yard (28) 0.71 40
Irthlingborough Road Employment Area (21) 11.29

Route 6, Eastern Relief Road and river works
511

Sub total 41.94 1576 25.2 2.71

3A Addition of A45 slips to Route 7
South of Ise Local Centre on bus route (Part 9) 3.71 120
Ridge (Part 9) 2.93 93 Leap
South of Ise Local Centre on bus route (Part 10) 5.64 183
South-west of the Grange (Part 19) 3.15 100
Neilson's Sidings (2) 6.25
South of Finedon Road Employment Area (Part 4) 3.11
South of Finedon Road Employment Area (Part 5) 2.18 496

3B Ise Local Centre (8) 0.55 27 0.27 0.55 Primary School, Ise Recreation Area & Neap/Leap
Ise Mixed Use Area (7) 1.6 80 0.4 burial ground & northern allotments
Ise Valley (Part 10) 1.98 64
Nene Valley (Part 19) 6.08 193 Leap 364

3C Ise Valley (Part 10) 1.70 55 Leap
North of Nene Local Centre (part 17) 6.47 207
Nene Local Centre (18) 0.29 14 0.14 0.29 Nene Recreation Area & Neap/Leap
North of Ise Local Centre (6) 3
Station Island North (29) 1.82 91 1.71

Sub total 35.92 1227 17.06 0.84 367

TOTAL 87.62 3200 51.26 3.55
nb: rounding may result in slight inaccuracies in column totals

Residential

2A
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