
19FIGURE 11: 2015 MASTERPLAN (REV G)

N
G

DE026 _001

Bovis Homes Ltd

Stanton Cross, Wellingborough

Revised Masterplan

1:15,000 @ A3

Rev

Drg No

Client

Project

Title

Scale

N

0m

50

100

200 400

300 500

SCALE 1:15,000
G

DE026 _001

Bovis Homes Ltd

Stanton Cross, Wellingborough

Revised Masterplan

1:15,000 @ A3

Rev

Drg No

Client

Project

Title

Scale

N

0m

50

100

200 400

300 500

SCALE 1:15,000

Not to Scale



20

7.2 STANTON CROSS SCHEME

7.2.1. Figure 13 provides a breakdown of the complete 

scheme’s development capacity in light of the changes 

set out in Section 7.1, and the changes proposed through 

the Section 73 application. 

7.2.2. The 2015 Masterplan identifies a total 

development area of approximately 150ha which 

includes the proposed residential (approximately 102ha), 

employment (approximately 41ha), commercial and 

community (approximately 3.5ha), recreation (11.25ha) 

development, as well as the town and country parks 

(approximately 49ha), children’s play (5.32ha), allotments 

(3.25ha), burial site (0.5ha) and additional green links with 

structure planting. The residual land within the committed 

development site is made up of existing infrastructure 

and land to be retained in its existing use.

Residential

7.2.3. The Stanton Cross development will provide 

a maximum of 3,750 dwellings.  The net density for 

the residential development is approximately 36 to 37 

dwellings per hectare (dph). This will allow for some 

variation within the site to reflect the context of individual 

development areas, with higher density proposed around 

Neighbourhood and Local Centres and lower density 

proposed where overlooking the Nene Valley and Ise 

Valley County Park. 

7.2.4. The final density of development will be 

influenced by the housing mix and that will be determined 

at the reserved matters stage. However, a full range 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 20% of the total 

housing provision, the precise amount depending on the 

viability of the development.

Scale

7.2.5. 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 potentially 

4-5-storey development in key locations.

7.1 OUTLINE PLANNING APPLICATION PROPOSED 

CHANGES

7.1.1. The outline planning application seeks 

permission for the development of an additional 550 

dwellings on 15.58ha at a density of 35dph.  Once the 

already committed residential development in the mixed 

use areas (231 dwellings on 4.62ha) is taken into account, 

the application site will accommodate a total of 781 

dwellings on 20.2ha (refer to Figure 12).

7.1.2. The planning application also seeks permission 

for the expansion of the committed primary school at the 

Ise Local Centre from 2 Form Entry (on 1.85ha) to 3 Form 

Entry (on 2.4ha).  This proposal reflects the outcome of 

consultation undertaken with NCC Education Authority 

in respect of their requirements to support the additional 

residential development. 

7.1.3. The public open space included in the 2008 

Masterplan within the application site will be reorganised 

and reprovided to facilitate the proposed residential 

development and school expansion.  The following 

elements have been incorporated into the 2015 

Masterplan: 

• Primary school (3 Form Entry on 2.4ha);

• Non-pitch sports (0.2ha);

• Sports pitches (4ha);

• NEAP (0.56ha) & LEAP (0.36ha);

• Allotments (1.53ha); and

• Burial ground (0.5ha).

7.1.4. The residual area within the application site 

boundary comprises proposed road and foot/cycle path 

infrastructure, ancillary open space and landscaping.

7.1.5. The proposed development, therefore, results in 

a reallocation of a total of 4.15ha committed employment 

(B1 business and light industrial use) land from the 

2008 Masterplan, that includes 3ha to the north of the 

Ise Valley Local centre and 0.4ha in the mixed use area 

adjacent to it, and 0.75ha in the mixed use area close to 

the Neighbourhood Centre.  This results in a reduction in 

the committed employment floorspace of 21,924m2.
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Employment

7.3.5. The 2015 Masterplan identifies a net total of 

40.86ha of employment land.  Of that, 19.05ha has 

been identified as office and light industrial (B1) located 

along Irthlingborough Road, Station Road and at the 

Neighbourhood and Local Centres. A further 12.81ha is 

identified as general industrial (B1/B2) located south of 

Finedon Road and 9ha as warehouse and distribution 

(B8) located north of Finedon Road.  

7.3.6. The reduction in the amount of B1 development 

is direct a result of the additional residential development 

that is proposed.  However, the reduction in the amount 

of B8 development is a consequence of Network Rail’s 

decision (since the 2008 Masterplan was approved) to 

retain Neilson’s Sidings in its existing (rail related) use.  

Therefore, that development area (which in 2008 was 

anticipated to provide 31,250m2 of rail related warehouse 

and distribution (B8) floorspace), has been removed from 

the 2015 Masterplan. 

7.3.7. The following maximum densities (% site 

coverage) of development have been assumed.  The high 

site coverage assumptions used for the Neighbourhood 

and Local Centres and Station Island remain unchanged, 

reflecting the higher density mixed use nature of those 

areas.  However, the site coverage assumptions in the 

specific employment areas have been revised to reflect 

the assumptions used in the Joint Core Strategy: 

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

• Station Island North (B1): 50% 

• Station Island South (B1): 80%

• Irthlingborough Road (B1): 40%

• South of Finedon Road (B1/B2): 40% 

• North of Finedon Road (B8): 45% 

7.3.8. This would provide the a total floorspace of 

182,172m2, in the following sectors: 

• B1: 90,432m2

• B1/B2: 51,240m2

• B8: 40,500m2

7.3.9. The application of the Joint Core strategy’s 

job/floorspace ratios to these figures indicates that the 

scheme would still deliver 7000 jobs.  To put that in 

context Policy 23 in the draft review of the Joint Core 

Strategy seeks to set a minimum net job growth target 

of 6100 jobs for the Borough in the period 2011-31, and 

it is anticipated that only 65% (circa. 4000) of those are 

to come from B class employment development.  The 

Stanton Cross development will, therefore, make a very 

significant contribution to the economic development 

and prosperity of the town and Borough.

Social And Community Facilities

7.3.10. The Neighbourhood Centre will accommodate 

supporting a full range of social facilities to meet the 

needs of the new community.  The centre will include a 

primary school (2 Form Entry) and childcare centre (total 

site 2.056ha), nursery facilities, a health centre (0.4ha) 

and a community centre (0.338ha), as well as local retail 

provision including a small supermarket (A1 use class - 

2000m2), and food and drink units (A3 use class - 500m2).  

7.3.11. Two smaller local centres will provide a second 

primary school (3 form entry - 2.4ha), nursery provision, 

a community hall (0.08ha) and limited retail and food and 

drink provision (A1 and A3 uses - 250m2 in each centre).

7.3.12. A 10.24ha site for a secondary school is also 

reserved in the 2015 Masterplan (but outside of the 

planning application area). 

Recreation and Play Facilities

7.3.13. Significant recreation facilities are also to be 

provided.  Notably a Town (24ha) and Country (25ha) 

Park is proposed in the Ise Valley that will provide both 

an ecological resource and a new strategic public open 

space available for the whole town to use.  Formal 

youth and adult recreation facilities (11.25ha; 8ha of 

pitch provision and 3.25ha of non-pitch provision) and 

allotments (3.25ha) will be provided in key locations, and 

a number of children’s play spaces (5.32ha) are proposed 

throughout the development.

7.3.14. The extent of the Country Park (from 33.72ha to 

25.10ha) has changed from the 2008 Masterplan as the 

proposed grassland to the west of the River Ise will no 

longer form part of the park.   

7.3.15. The scale and mix of public open space to be 

provided in the 2015 Masterplan otherwise accords 

with the committed development scheme, although the 

location of some of those spaces has changed.

7.3.16. The 2008 Masterplan includes a substantial 

overprovision of public open space across the site relative 

to the needs of the development’s residents. Therefore, 

even with the increase in residential development in the 

2015 Masterplan, the overall development will continue to 

provide for the necessary provision of public open space 

in accordance with the most recent standards to meet the 

needs of future residents and will continue to provide a 

valuable resource to the town as a whole (see Section 5.5 

of the Planning Statement). 

Other Uses

7.3.17. The 2008 Masterplan included the provision of a 

lorry park and waste management site in the employment 

area to the north of Finedon Road.  These are no 

longer required and have been removed from the 2015 

Masterplan.

7.3.18. The provision for a burial ground (totalling 

5000m2) as proposed within the 2008 Masterplan is to 

be retained, but is relocated in the 2015 Masterplan, as 

illustrated in Figure 14.
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8.1 INTRODUCTION

8.1.1. Whilst layout is reserved within this application, 

key development principles have been established and 

embedded into the Masterplan.  Those principles are 

detailed in this section of the report to inform subsequent 

reserved matters / detailed applications.  

8.1.2. The proposed layout does not fix the exact form 

of development and alternative solutions may be suitable 

if they accord with the development principles set out in 

the Masterplan Report.

8.2 OUTLINE PLANNING APPLICATION PROPOSED 

CHANGES

8.2.1. The outline planning application seeks 

permission for the development of an additional 550 

dwellings on land that in the 2008 Masterplan had 

previously been identified for mixed use development 

around the Neighbourhood Centre and Ise Local Centre, 

identified for employment development north of the Ise 

Local Centre, reserved for future residential development 

and retained in existing use to the east of the Ise Local 

Centre, and reserved for the development of a secondary 

school. 

8.2.2. The application site also includes the proposed 

burial ground, northern allotments and a LEAP that are 

located on the ridgeline in the committed development 

scheme.  They are all reprovided together with the sports 

pitches in the eastern part of the application area adjacent 

to the proposed link road between Finedon Road and 

Irthlingborough Road.  A new site for the development 

of a secondary school will now be reserved to the east of 

that link road. 

8.2.3. The application site also includes the primary 

school site, NEAP and recreation area adjacent to the Ise 

Local Centre. The primary school site has been relocated 

and extended from a 2 Form Entry to a 3 Form Entry school 

to support the additional proposed residential dwellings, 

and now extends into the green corridor to the north.  The 

public open spaces around the Ise Local Centre,  have 

been reconfigured accordingly.

8.3 STANTON CROSS SCHEME

8.3.1. Figures 14 highlights the distribution of proposed 

land uses within the 2015 Masterplan in light of the 

changes set out in Section 8.2, and the changes proposed 

through the Section 73 application. 

8.3.2. 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.

8.3.3. 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.  For finer grain residential and 

mixed use development, the grid would further reduce to 

approximately 40m by 40m using lanes and mews.

8.3.4. 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 public open spaces, and have 

distinct identities according to the existing character of 

the location and proposed use. 

8.3.5. These are developed further in the character area 

proposals, but general design principles including the 

use of perimeter development blocks, where there is a 

close relationship between the development and streets 

or public open spaces clearly defining public and private 

realm, will be adhered to. This will create active streets 

and provide permeability. Orientation of buildings and 

their detailed design will also seek to maximise passive 

solar gain. Density, height and massing are arranged to 

emphasise focal points and gateways and to frame public 

spaces. These key principles are retained in the 2015 

Masterplan.

8.3.6. The illustration opposite (taken from the Design 

Code for the Neighbourhood Centre) demonstrates how 

these principles would be applied in the detailed design.

Housing

8.3.7. The prime residential development areas focus 

on the river valleys and ridge line in the centre of the 

site.  The outline planning application proposes to further 

extend the proposed residential development on the 

ridgeline.  

8.3.8. A notable change from the 2008 Masterplan, is 

that Higgins Yard located on Midland Road, is no longer 

included for residential development as it is to be retained 

as a car park for the railway station.

8.3.9. Densities predominately vary between 30-

45 dwellings per ha (dph). Higher densities of 50 to 

60dph are proposed around the Neighbourhood and 

Local Centres and close to the Railway Station. This will 

promote the use of public transport and ensure these key 

areas are marked with prominent buildings.  The lowest 

densities are proposed overlooking the Nene Valley and 

Ise Valley Country Park. In these locations, however, no 

typical development will have a density of development 

below 30dph. 

8.3.10. These key principles are retained in the 2015 

Masterplan.  

Mixed Use

8.3.11. The Neighbourhood and Local Centres will be 

developed as mixed use areas.  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 development is proposed.  These key 

principles are retained in the 2015 Masterplan.

8.3.12. As described above, the employment element 

of the wider mixed use areas adjacent to these centres 

in the 2008 Masterplan will be replaced with residential 

development.  However, it is anticipated that will not 

significantly affect the proposed development form itself.

8.3.13. The development proposals for Station Island are 

unchanged in the 2015 Masterplan.  Station Island will 

still comprise of a well-balanced mix of residential and 

employment units in a high-density form.  Station Island 

South will also accommodate additional Station facilities.  

Employment

8.3.14. As set out in Section 7, specific employment 

areas are also proposed to meet identified employment 

development requirements.

8.3.15. The southern employment area on 

Irthlingborough Road utilises a prominent location in 

close vicinity to the Neighbourhood Centre and major 

residential development areas.  It is unaffected by the 

proposed changes to the Masterplan. 

8.3.16. The northern employment area provides a 

mix of B1 and B2 general industrial development south 

of Finedon Road.  These areas will take advantage of 

the significant green link proposed through this area. 

However, as outlined above, the B1 development area 

close to the Ise Local Centre has been reallocated 

to residential use.  That will relate better to the Local 

Centre itself, the primary school, public open space and 

surrounding residential areas. 

8.3.17. The employment area north of Finedon Road 

will still accommodate B8 warehouse and distribution 

development. However, as set out above Network Rail 

are retaining Neilson’s Sidings in its existing (rail related) 

use.  
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Recreation Facilities

Children’s Play

8.3.18. 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 (refer to Figure 

15).  7 LEAPs (3,600m2 each) and 5 NEAPs (5,600m2 

each) are included in the Masterplan.  At 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 are 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 locations have been 

determined to minimise severance by main roads and 

optimise connections to pedestrian and cycle routes. 

8.3.19. These principles are not affected by the changes 

incorporated into the 2015 Masterplan, although a 

proposed LEAP on the ridgeline has been moved to co-

locate it with the proposed sports pitches (see below). 

Youth and Adult Recreation Space

8.3.20. The youth and adult recreation 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.  The precise type of facilities will 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.

8.3.21. Part of the sports and recreation requirement (4ha) 

is located at the Nene Local Centre which is proposed to 

have a predominately leisure and recreation focus. Non 

pitch sports provision of 0.75ha is also proposed in this 

location. A similar but smaller provision of approximately 

0.2ha of non-pitch provision is proposed adjacent to the 

Ise Local Centre.  

8.3.22. A core site of approximately 2.3ha for non-pitch 

sports provision has been proposed adjacent to the 

Neighbourhood Centre. This is centrally located within 

the development, and has the scope to provide a wide 

range of facilities.  

8.3.23. These key principles have been retained in the 

2015 Masterplan. 

8.3.24. A further area of sports and recreation provision 

was to be provided through the dual community use of 

4ha of sports pitches provided in association with the 

secondary school.  However, given that the site reserved 

for the secondary school has been relocated, a specific 

area has been identified on the ridgeline, taking advantage 

of the relatively flat ground levels in this location.  

Ise Valley Park 

8.3.25. The 2008 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. 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.

8.3.26. 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 new 

strategic landscaping and habitat creation.

8.3.27. 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. 

8.3.28. 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.

8.3.29. The above principles for the development of the 

Ise Valley Park are unaffected by the proposed changes 

incorporated into the 2015 Masterplan.  The extent of the 

Country Park has, however, reduced as the proposed 

grassland to the west of the River Ise will no longer form 

part of the park.  

Allotments

8.3.30. Two allotment sites totaling 3.25ha are proposed 

to meet local needs generated by the development. To 

ensure the development of a compact urban form they 

were 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.  In the 2015 Masterplan the configuration 

of the northern allotments has been slightly amended to 

accommodate the additional proposed development. 
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8.3.38. A site for a secondary school was reserved within 

the 2008 Masterplan close to South Hill Farm on the 

edge of the proposed development.  However, to create 

the space to accommodate the additional residential 

development, the reserved site has been relocated 

beyond the principal route connecting Finedon Road to 

Irthlingborough Road in the 2015 Masterplan.  The new 

reserve site still occupies a relatively flat parcel of land on 

the ridgeline, where it can still contribute to the proposed 

strategic landscaping.  It is also located adjacent to a 

proposed bus route.

Burial Site

8.3.39. A 0.5ha burial site is proposed close to the Ise 

Local Centre.  Its precise location has moved a very short 

distance east in the 2015 Masterplan, but it remains in a 

discrete yet accessible (vehicle and pedestrian) location.

Community Provision

8.3.31. The Stanton Cross community will over time 

expand significantly and 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.  The new facilities will be located in the principal 

Neighbourhood Centre and two secondary local centres.  

8.3.32. Whilst there has been some reorganisation of 

the school and public open space around the Ise Local 

Centre, the location and layout of these centres remains 

unchanged in the 2015 Masterplan (refer to Figure 16).  

8.3.33. 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.  It will provide a 

vibrant and safe focus for the whole development and is 

key to generating the wider development’s own identity.  

8.3.34. The Ise Local Centre complements 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. 

8.3.35. 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.

8.3.36. These centres are linked and readily accessible 

by foot, cycle and public transport. The majority of 

the development will have the Neighbourhood or a 

Local Centre with 400m, and all are directly served by 

principal bus routes that in turn connect to expanded and 

enhanced Station Interchange focussed on the existing 

Railway Station and Wellingborough Town Centre. 

School Provision

8.3.37. 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.  This remains a key development principle 

in the 2015 Masterplan. 
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9.1 INTRODUCTION

9.1.1. Whilst landscape is reserved within this 

application, key development principles have been 

established and embedded into the Masterplan.  Those 

principles are detailed in this section of the report to inform 

subsequent reserved matters / detailed applications.  

9.1.2. The proposed landscape strategy is shown on 

Figure 17 overleaf.  However, this does not fix the exact 

locations of (for example) the proposed green links or 

strategic planting,  and alternative locations/solutions 

may be suitable if they accord with the development 

principles set out in the Masterplan Report.

9.2 LANDSCAPE STRATEGY

9.2.1. The 2008 Masterplan incorporated a landscape 

and open space structure that sought 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.

9.2.2. The 2008 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.  These key 

principles are retained in the 2015 Masterplan.

9.3 GREEN LINKS 

9.3.1. The 2015 Masterplan retains the proposed green 

links (refer to Figure 17) that, together with existing and 

new landscape features, will be used to shape the urban 

form, link key open spaces, enhance the development’s 

setting and reduce the perception of the scale and mass 

of the proposed development.  

9.3.2. The Masterplan seeks to reinforce east-west 

connections to the town over the Ise Valley through the 

provision of three green links that connect landmarks and 

key land-use areas, visually linking the existing built form 

and new development together:

• 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 open spaces that link 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 emphasise 

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.  There 

has been some reconfiguration of the green ledge in 

this locality to accommodate the expanded primary 

school in the Ise Local Centre.

9.3.3. Additionally, an open space  corridor of at least 

20m will be retained on the River Ise up to 250m to the 

north of Finedon Road. 

9.4 LANDSCAPE STRUCTURE

9.4.1. The landscape structure proposals are set out 

in the Structure Landscape Implementation Strategy 

attached to the committed development scheme. The key 

principles are enshrined in the 2008 Masterplan and are 

all retained in the 2015 Masterplan.

9.4.2. The existing topography of the area and 

intervening vegetation largely mitigates the visual 

impact from Finedon and the potential for coalescence.   

The topography also limits the visual impact of the 

development, when viewed from Irchester to the south 

and Irthlingborough to the east. 

9.4.3. The open views of the development from Rushden 

(to the east and southeast), however, cannot be screened 

through structure planting.  The strategy advocates the 

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. This will 

break up the mass of built development and ensure the 

provision of an appropriate frontage to the Nene Valley.  

Notably green fingers 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 will be dominant.  From distant views 

within the valley 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. 

9.4.4. A similar approach is proposed in the Ise Valley. 

Planting within the Park, the incorporation of the green 

links described above, the placement of open uses (e.g. 

the school and recreation facilities) and planting to the 

ridge, the principal roads and bus avenues will effectively 

break up the mass of development.

9.4.5. The proposed strategic planting identified in 

Figure 17 totals approximately 16-17ha. This does not 

include the formal tree lining of the principal roads or bus 

avenues or localised planting.
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9.4.6 The landscape treatment for the Southern 

Access (Route 2) will reflect the local landscape character,  

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.

9.5 SUDS

9.5.1. The 2015 Masterplan incorporates the same 

drainage strategy as the 2008 Masterplan, albeit with 

some minor revisions to the locations of the swales and 

drainage basins to reflect the revised development form.  

9.5.2. Where infiltration disposal methods are 

unsuitable, for example due to ground conditions 

and contamination, rainwater will require storage and 

ultimately release to the rivers at existing greenfield 

run-off rates. Possible collection, storage and release 

methods include the following: 

• Rainwater can be stored close to source in proprietary 

storage structures such as lined porous paved 

car parks and storm cells, within the boundaries of 

residential/commercial properties, and released into 

the public sewer network or watercourse at greenfield 

run-off rates. 

• Rainwater can be collected and discharged to the 

public sewer network, which in turn will discharge 

to balancing ponds or other storage structures, and 

released at greenfield run-off rates. 

• Rainwater can be collected and discharged to an 

oversized piped sewer network. This would be sized 

to provide the necessary storage, with vortex flow 

restrictors provided downstream to limit discharge to 

the greenfield run-off rate.
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9.6 HABITAT ENHANCEMENT AND CREATION

9.6.1. As part of the committed development retained 

and newly created habitat will be managed to the enhance 

nature conservation value of key parts of the site.  The 

proposals are set out in the Outline Management Strategy 

attached to the committed development scheme. The key 

principles are enshrined in the 2008 Masterplan and are 

all retained in the 2015 Masterplan.

9.6.2. 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, 

reed bed, marsh and extensively managed grassland. 

9.6.3. The new areas of broad-leaved woodland within 

the site 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. 

9.6.4. 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.

9.6.5. The Nene Valley to the south of the committed 

development site is designated as a SPA/RAMSAR/SSSI.  

The construction of the Southern Access Route will lead 

to loss of habitat and disturbance within the site, so the 

2008 Masterplan included a significant compensation 

area to mitigate the impact (refer to Figure 18).  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.

Country Park

Ecology Compensation 
Area

Town Park

Green Link

Legend

9.6.6. A proportion of Wellingborough Marsh and the 

Triangular Meadow will also 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.

9.6.7. 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.

FIGURE 18: ECOLOGY ENHANCMENT & COMPENSATION AREAS
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10.0 APPEARANCE

FIGURE 19: CHARACTER AREAS

Site Boundary

Housing

Employment

Neighbourhood Centre

Primary School

Station Interchange

Legend

Mixed Use

Secondary School Site

Neighbourhood Centre

Local Centre

Secondary School Site

Walking Distance (400m) 
To Neighbourhood Centre

Legend

Primary School

Walking Distance (400m) 
To Local Centre

Walking Distance (400m) 
To Primary School

Walking Distance (400m) 
To Secondary School Site

Burial SiteGreen Link

School Playing Fields

NEAPS & LEAPS

Town Park

Proposed Allotments

Legend

LEAPS

Country Park

Sports & Recreation 
Facilties

LEAPS 400m Distance

NEAPS 600m Distance

Extent of Floodplain

Works to Ise

Diverted Watercourses

Swale

Existing Woodland

Legend

Retained Watercourses 
/ Waterbodies

SUD Scrapes (Dry Basin 
/ Pond)

Formal Tree Avenue

Proposed Structure 
Planting

Neilson’s Sidings

Finedon Road South

Ridge

Ise Valley

Neighbourhood Centre

South Slopes

Nene Valley

Irthingborough Road

Station Island

Legend

Principal Road / Avenue

Bus & Local Access Only

Station Interchange

Walking Distance 
(250m) To Bus Stop

Legend

Bus Stops

Walking Distance (400m 
& 800m) To Station

Enhanced Footpath

Proposed Foot / Cycle Path

Strategic Cycle & Pedestrian 
Route (road based)

Legend

Existing Cycle Route

B

10.1 INTRODUCTION

10.1.1. Appearance is a reserved matter in this 

application.  However, the Masterplan Report that 

underpinned the 2008 Masterplan identified nine areas 

of distinct character within the committed Stanton Cross 

scheme. The character areas each incorporate a set of 

commonalities, which may include the individual elements 

which make up the landscape (land use, land cover, and 

landform), characteristics (elements or combinations 

of elements which make a particular contribution to 

distinctive character); and/or qualities (characteristics 

which are subjective in nature e.g. scenic quality).  Figure 

19 broadly defines nine character areas that have been 

extended to reflect the 2015 Masterplan. 

10.1.2. The areas exploit advantageous contextual 

differences, which alone lead to areas of greatly 

differing character, and together combine for a richly 

varied Masterplan. Elements to be exploited include the 

topography, proximity to major public spaces and parks, 

position within a hierarchical route network, location 

within varying density zones, and their contribution 

towards the intended clarity of urban form which has been 

a controlling motivation guiding the Masterplan itself.

10.1.3. The development proposals build on that 

characterisation, through consideration of the orientation 

of buildings, density of development, and level of 

public prominence. Massing, materials, and general 

development form (whether perimeter block, terraced 

or individual dwellings) together with scale and detail 

to façade treatment and use of materials all contribute 

towards a distinctive locale aesthetic.  This exercise is 

within a controlled range to be mindful of the regional 

location.  It would be wrong, and wholly unnecessary, 

to lose the visual integration of Wellingborough East by 

over zealously searching for gimmicks.  The Masterplan 

delivers variety and quality in the public realm, and 

only needs the buildings to be well mannered, respond 

sympathetically to context, and have a coordinated 

design range.

10.1.4. Stanton Cross will, therefore, have an identity 

richly combining the texture of a Midlands small town, 

specifics drawn from analysis of Wellingborough 

and nearby settlements (as set out in the Masterplan 

Report), elements exploiting contextual distinctions, and 

individuality applied to smaller areas which add necessary 

variety and richness over large developments.  
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Vignette

• 2½  and 3 storey dwellings, detached and in pairs, are 
composed in streets and squares using walls and garages 
to create semi private enclosures. Brick construction with 
matched mortar to keep façade crisp.  Rendered options 
possible and ground floor expressed.  Roof should be thin 
material possibly recon slate.

• Dwellings should be traditional proportions with detailing 
sympathetic to modern techniques and materials.  Style 
needs smooth roof surface clean, crisp details. Proportions 
give character, using various window sizes to emphasise 
main dwelling rooms, including bay window to express living 
room at first floor. Walls are extensions to the façade and tall 
for scale transition and privacy to street.

16.1.4 The recreation and leisure spaces at the widening of the 
Mill Road pedestrian route to the town are key character 
defining features in this area. They will be highly used and 
will vary greatly in nature. The buildings surrounding the 
space will similarly vary to suit immediate context and, 
most importantly, the contribution to clarity of movement 
and orientation. A hierarchy of importance needs to be 
expressed in form and scale to define movement, directed 
towards the Neighbourhood Centre with civic scale and 
increased density, and allowing a more casual response 
along roads approaching residential only areas. 

16.1.5 Pedestrian routes can have more intimate space, with 
stepped facades and variety of design.  Whereas the more 
urban edges need strictly defined building lines, parapet 
lines, terraced blocks, and corresponding wider routes.  
Here the dwellings can be taller with some apartment 
blocks using balconies to enliven facades, with gables 
and dormers to articulate rooflines and control key vistas.  
Although an important space, the intention is that it does 
not dominate over the Neighbourhood Centre. The ridge is 
larger, but architecturally must be more modest. 

16.1.6 Densities will vary between 30 and 35 dph.  The higher 
densities focused on the main access routes.  The area 
does incorporate some denser developments located 
within, and in close proximity to, the Neighbourhood 
Centre. The remaining residences lie in a prominent 
location on the ridge top and in some locations at the edge 
of the development.  In the later case the lower density will 
ensure careful integration with the area of open space and 
allotment land to the east. 

Summary

Formal Town House Aesthetic: Detached & paired.

PAGE 75
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10.1.5. The final development of Stanton Cross will be 

recognisable as an extension to Wellingborough but 

contain a distinctive individuality and quality.  

10.1.6. This approach was developed in further 

detailed in the preparation of the Design Code for 

the Neighbourhood Centre.  Similar design codes are 

required (by Condition 3) for subsequent phases of 

development prior to the approval of detailed reserved 

matters applications, and it is anticipated that a similar 

condition will be applied to the additional development 

proposed in this outline planning application.  

10.1.7. The outline planning application proposals 

are principally located within the “Ise Valley” and the 

“Ridge” character areas, but some of the reallocation 

of the mixed use development also takes place in the 

“Neighbourhood Centre” character area (which has 

already been the subject of a detailed Design Code).  The 

key characteristics of these areas are set out below, but 

entirely reflect the approach approved for the committed 

scheme.  

10.2 THE RIDGE

10.2.1. This Character Area encompasses that land 

situated on the south-westerly ridgeline located within the 

site.  Importantly, the area forms the skyline to the Stanton 

Cross from both the Ise and the Nene Valley.  An early 

design generator for the Masterplan was to express the 

east-west natural ridgeline using the built development, 

tall structure planting and open spaces (e.g. sports and 

play). This will perform many functions, breaking the 

development skyline, giving clarity and definition to 

Stanton Cross, helping orientation, and directing visible 

links between Wellingborough Town and Stanton Cross 

along existing radial routes.

10.2.2. The structure planting has been used to define 

the ridgeline and soften the hard edges of the built 

development on it when viewed from a distance. The 

canopy is significant at the macro scale, but at local level 

the area will be defined by activity, through sports, play, 

and casual leisure use (an important land uses in this 

area).

10.2.3. The sports pitches, play space and allotments are 

key character defining features in this area. They will be 

highly used and will vary greatly in nature. The buildings 

surrounding the space will similarly vary to suit immediate 

context and, most importantly, the contribution to clarity 

of movement and orientation.

10.2.4. The dwellings can be taller using balconies to 

enliven facades, with gables and dormers to articulate 

rooflines and control key vistas.  Although an important 

space, the intention is that it does not dominate over 

the Neighbourhood Centre.  The Ridge is larger, but 

architecturally must be more modest. 

Vignette

• 2½  and 3 storey dwellings, detached and in pairs, 

are composed in streets and squares using walls 

and garages to create semi private enclosures. Brick 

construction with matched mortar to keep façade 

crisp. Rendered options possible and ground floor 

expressed. Roof should be thin material possibly 

recon slate.

• Dwellings should be traditional proportions with 

detailing sympathetic to modern techniques and 

materials. Style needs smooth roof surface clean, 

crisp details. Proportions give character, using 

various window sizes to emphasise main dwelling 

rooms, including bay window to express living room 

at first floor. Walls are extensions to the façade and 

tall for scale transition and privacy to street.

Summary

The Ridge

The Ridge 
 
Use Residential and recreation space. 

Public / private access Private residential areas, but focus of public activity around 
public leisure and recreation facilities and main pedestrian / 
cycle routes. 

Development form Individual villas, some apartments adjacent to the 
Neighbourhood Centre. 

Orientation Facing and defining the ridge open recreation area. 

Density Low to medium. 

Massing and scale Three storey, predominantly with traditional proportions. 

Architectural detailing 
and façade treatment 

More classical in formality, using symmetry in detached 
and paired houses. Window hierarchy expressed to reveal 
principal rooms, using size variations for halls and smaller 
rooms. Smooth finishes. 

Material palette Buff brick, render, artificial slate roofs with hipped slate and 
lead dormers. Feature houses with hipped roofs. 

 
  

Illustrative sketch

Formal town house aesthetic - detached and paired
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10.3 THE ISE VALLEY

Country Park

10.3.1 The ‘Ise Valley’ Character Area essentially 

comprises a low density residential area set within a 

broad valley landscape on the west facing slopes of 

the Ise Valley.  Residential design must, therefore, fully 

exploit the country park prospect, giving a distinctive 

character and adding value.  A relatively low density 

edge will integrate bold structure planting with quality 

dwellings to provide a soft interface from park to town, 

a strongly modelled development edge and skyline, and 

sympathetic backdrop to the Country Park with the in-

stepped green spaces and planting.  The houses on the 

edge of the park will provide passive surveillance to park 

activity and a lively environment, with front doors facing 

the park and public footpaths.

10.3.2. The design of a housing layout should be intimate 

in scale, with a relatively informal layout and attractive 

plot frontages set within a street pattern which allows for 

a clear vista of the “countryside” from house front doors 

as contours drop down to the valley. 

10.3.3. Structure planting at the development edge 

will provide glimpse views of the development from 

the Country Park through the landscaping, and create 

a varied skyline to the development.  The use of SUDS 

will also help to create a ‘soft edge’ to the development.  

Houses at the development edge should be orientated so 

that they face the Country Park and proposed play space. 

10.3.4. Materials are to be natural, subdued and dark 

in appearance with a low proportion of glazing. The 

appearance of this edge will be dominated by landscape. 

A balance is required within the development densities to 

enable visible structures to be predominantly 2+dormer 

stories, small windows, no visible cars or garages, and 

modelled small scale roofline.

10.3.5. The street form should gradually become more 

tightly knit and of higher density development as it 

approaches the Local Centre. This provides for a structure 

and clarity to the street pattern and enhances orientation 

within the overall development.

Ise Local Centre

10.3.6. The Ise Local Centre provides a focus for local 

community activity to complement the Neighbourhood 

Centre.  The Local Centre will be a comparatively compact 

environment which is clearly defining an important public 

space and focal point. Residential development within 

and adjacent to the Centre (in the reallocated mixed use 

areas and former employment area) will be developed at 

a relatively high density.  This dictates a greater mass of 

development with a vertical structure of 3 to 4 storeys.  

The residential units will contain a mix of town houses and 

apartment blocks. 

Vignette

• The local centre needs a vernacular aesthetic and 

domestic scale to accommodate mixed use but 

predominantly residential development. Tall ground 

floor storey height provides flexibility for the future 

use of the buildings.

• Dwellings typically 3 storey, some 2ó, some taller to 

articulate space, landmark, direction, corners and 

close views. Simple form, possible using integrated 

boundary wall and corner blocks to enclose streets 

and squares. 

• Some gables used as character definition but larger 

to relate to end terraces, or to former windows with 

projecting gable

Summary

Ise Valley

Ise Local Centre 
 
Use Predominantly residential with small mixed use focus at 

Local Centre. 

Public / private access Private with public access to Local Centre. 

Development form High density to define principal routes to focus square. 
Character changes to western slopes adjacent to the 
school and park for small-scale individual high quality 
dwellings. 

Orientation West towards Country Park utilising natural topography. 

Density Low with individual properties at edge, higher in Local 
Centre. 

Massing and scale Small and intimate designs away from public through 
routes are individual in less formal arrangements. Away 
from the sensitive edges the houses are familiar town 
houses with details generated in style by the character 
zone criteria. 

Architectural detailing 
and façade treatment	  

Varied height two storeys plus dormer. Mostly brick 
facades. Some rendered. Links and terracing defines roads 
leading to the park, with cars to the rear. Facing the park 
small windows (low proportion of glass).	  

Material palette Traditional materials in earth tones. Red or buff local rough 
brick, red clay roof. 

 
  

View west to Country Park from 
Isle Valley development

Illustrative sketch
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Neighbourhood Centre

WELLINGBOROUGH EAST - MASTERPLAN

Neighbourhood Centre Concept Axonometric

PAGE 66

WELLINGBOROUGH EAST - MASTERPLAN

14. URBAN CORE

14.1.1 This Character Area is dominated by the mixed-use and 
lively environment of the neighbourhood centre located 
at the connection of the principal spine roads through the 
development. 

Neighbourhood Centre

14.1.2 The Neighbourhood Centre is the focus for activity in 
Wellingborough East, a mixed use civic centre of life 
and vitality both in the daytime and evenings; combining 
retail, commercial, leisure, community, employment and 
residential uses in a dense core surrounding a public open 
space. This space will be the physical and spiritual focus 
for Wellingborough East, a defining statement announcing 
arrival, a focus for movement through Wellingborough East 
as well as activity. This is the primary space, and one of the 
attractions for choosing to live in Wellingborough East. 

14.1.3 The importance of the Neighbourhood Centre as a key 
focal area for the scheme is signified by the creation of a 
high density, close-knit development, of greater height (4 
storeys minimum) than built development at the edges of 
the scheme. The District Centre will provide the dominant 
presence in Wellingborough East from all approach 
routes.  

14.1.4 The buildings themselves must not appear to have been 
built at any one time, the objective being to achieve 
an impression of organic growth of the settlement, and 
a feel of permanence and integration within the fabric 
and history of Wellingborough. This is to be achieved 
through architectural variety in the key buildings, but most 
importantly using references in the urban structure that 
recall comparable settlements in the Midlands.

14.1.5 A hierarchy is suggested with civic function buildings 
occupying prominent locations, and forming the core 
structure. These will be physically linked to both define 
space and offer lateral flexibility in use terms, ground floors 
being tall to enable a variety of possible active uses over 
its lifespan. A mix of style is encouraged, with modern 
expression appropriate but with deference to scale and 
material.
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10.4 NEIGHBOURHOOD CENTRE

10.4.1. The Neighbourhood Centre is the focus for 

activity in Stanton Cross, a mixed use civic centre of life 

and vitality both in the daytime and evenings; combining 

retail, commercial, leisure, community, employment and 

residential uses in a dense core surrounding a public 

open space. This space will be the physical and spiritual 

focus for Stanton Cross, a defining statement announcing 

arrival, a focus for movement through Stanton Cross as 

well as activity. 

10.4.2. The importance of the Neighbourhood Centre as 

a key focal area for the scheme is signified by the creation 

of a high density, close-knit development, of greater 

height than built development at the edges of the scheme.  

Residential development in here will be developed at 

a relatively high density in terraced town houses and 

apartment blocks.  The buildings themselves must not 

appear to have been built at any one time, the objective 

being to achieve an impression of organic growth of the 

settlement, and a feel of permanence and integration 

within the fabric and history of Wellingborough. This is 

to be achieved through architectural variety in the key 

buildings, but most importantly using references in the 

urban structure that recall comparable settlements in 

the Midlands.  A mix of style is encouraged, with modern 

expression appropriate but with deference to scale and 

material.  As set out above, this area has already been the 

subject of a detailed design code.  

SummaryNeighbourhood Centre 
 
Use Mixed use community core with significant residential and 

some B1 development. 

Public / private access Public focus in Neighbourhood Centre at connection of 
principal roads with associated leisure and recreation 
facilities and shared car parking. 

Development form Development structure used to define routes and spaces 
for clarity and variety, and avoid traffic dominance. All 
public routes to have residential dominance. Principal 
spaces are linked by visually prominent roads. Road 
hierarchy creates semi-private and private zones, and 
shared surfaces in home areas. 

Orientation Frontage to principal routes and spaces. 

Density High 

Massing and scale 3-4 storeys with taller feature structures. 

Architectural detailing 
and façade treatment 

Predominant forms are vernacular in style and domestic in 
scale to facilitate fully integrated and flexible uses, and 
keep residential dominance. Mixed styles with appropriate 
materials and detailing. 

Material palette Materials and details established in other character zones. 
 
 

Local Centre Vernacular - houses and mixed use 
with retail.

Elevation steps down contours. Cars hidden behind 
dwellings in ‘Mews’ development.

Concept axonometric
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11.0  MOVEMENT & ACCESS

FIGURE 20: ACCESS ROUTES

11.1 ACCESS ROUTES

11.1.1. Access for the additional dwellings proposed 

within the outline planning application will mainly be from 

new road infrastructure provided as part of the wider 

committed Stanton Cross scheme.  Access is, therefore, a 

reserved matter.

11.1.2. However, the Section 73 application is submitted 

to amend some of the conditions attached to the 

existing planning permission in relation to the phasing 

of the required infrastructure provision; principally the 

deferment of the delivery of the provision of the northern 

access road (Route 6) to Finedon Road, and eastern 

access road (Route 7) from the A45 to Irthlingborough 

Road. 

11.1.3. Nevertheless 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. These seek to build 

upon the existing radial structure.

Midland Road Extension (Route 4)

11.1.4. 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.  

Southern Access (Route 2)

11.1.5. 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.

11.1.6. The alignment shown on the 2015 Masterplan 

has been revised to reflect the approved detailed design.
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Northern Access

11.1.7. Finedon Road will provide the access into the 

development from the northern part of the town and the 

existing employment areas and services therein.  This 

is likely to require some enhancement to Rixon Road 

thorough the nearby employment area.  The Finedon 

Road railway bridge is being improved by Network Rail, 

and new roundabouts are proposed to provide direct 

access into the proposed development. 

SCALE 1:20,000

0m 200 500 1000

100 300



37

11.2 INTERNAL ROAD STRUCTURE

11.2.1. 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 and the key principles have all been 

retained in the 2015 Masterplan (Figure 21).

11.2.2. The principal transport routes through the 

proposed development are highlighted on the Masterplan. 

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.

11.2.3. 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.

11.2.4. Within the hierarchy the roads will be 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).

WELLINGBOROUGH EAST - MASTERPLAN (Revised 2006)

Illustrative Block Structure and Road Hierarchy

13.7.1 A modified grid structure of approximately 100m by 100m 
will be used to create the urban form.  The road alignments 
will be shaped to follow the natural topography and existing 
site features.  This allows future development to take 
advantage of the opportunities provided by the varied land 
form to create places with character.  

13.7.2 The building form is comprised of perimeter development 
blocks, where there is a close relationship between the 
development and roads and public realm, clearly defined 
public and private realm.  Orientation of buildings and 
their detailed design will also seek to maximise passive 
solar gain.  Density, height and massing are arranged to 
emphasise focal points and gateways and to frame public 
spaces.  

13.7.3 The internal road network is designed to a clear hierarchy 
that is legible and helps to define the character of the area.  
It will seek to provide full permeability and integration by 
different modes of transport and be appropriately scaled 
to allow frontage development.  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.  

13.7.4 The inter-connected, fully 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 
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FIGURE 21: ILLUSTRATIVE BLOCK STRUCTURE AND ROAD HIERARCHY
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accommodate turning movements but not to be dictated by 
them.  

13.7.4 The inter-connected, fully 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 
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buildings and landscaping, with tracking designed to 
accommodate turning movements but not to be dictated by 
them.  

13.7.4 The inter-connected, fully 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, 
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Figure 15a Principal Roads and Avenues
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FIGURE 22:PRINCIPAL ROADS AND AVENUES
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Figure 15b: Streets
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Figure 15c: Lanes and Mews
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FIGURE 24: LANES AND MEWS




