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Eastfield Urban Quarter  |  Design Statement

1.1 The purpose of the document

This Design Statement has been prepared by Clarke 
Associates Architecture/Urban Design Ltd in support of 
the outline planning application by Bee Bee Develop-
ments Ltd for the development of the Eastfield Urban 
Quarter, Wellingborough.
The document is a statement of intent and commitment 
which sets out the principles that underlie the design 
and evolution of the development proposals.   It is 
submitted to provide supporting information to the 
formal planning application.

1.2 The development proposal

The proposed Eastfield Urban Quarter development 
is located on the north-eastern edge of the existing 
built up area of Wellingborough and as such forms an 
important gateway to the town’s eastern expansion.

The planning application will seek outline planning 
permission for the development with details of 
siting, design, external appearance and landscaping 
reserved. 

1.0 Introduction

The proposals comprise the following scale of 
development

• Up to 1,006 dwellings (Class C3) 

• Up to 27 live work units (sui generis)

• Access roads

• Pedestrian and cycle routes 

• Up to 1,992 car parking spaces

• Up to 1,122 cycle parking space

• Up to 10.57 hectares of open space and 
landscaping

• Up to 400 sq.m of community uses to include a 
green classroom and crèche

• Up to 840 sq.m. of retail, financial / professional 
services and food and drink (Use Class A1, A2, A3, 
A4 and A5)

• Up to 11,343 sq.m. of employment space (Use 
Class B1). 

• Up to 10,344 sq.m hotel comprising up to 200 beds 
(keys) and ancillary uses

• Consolidated Allotments 
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2.0 A vision for Eastfield         
   Urban Quarter
2.1 A Vibrant Quarter

This document sets out the vision for future 
development of the Eastfi eld Urban Quarter. The 
principle aim is to create a vibrant high quality 
development with a strong identity and sense of place 
that provides for the needs and aspirations of its 
residents and the immediate environment as well as 
becoming an asset to the town of Wellingborough.

The intention is to create lively and interesting urban 
spaces that are defi ned by excellent and appropriate 
architecture and constructed using high quality hard 
and soft landscape elements.

We feel it is essential to connect the scheme into the 
surrounding streets, the near by railway station and to 
the town centre.  In particular Eastfi eld Urban Quarter 
should form an integral component of the Council’s 
vision for the regeneration of Wellingborough East.

The proposal presents a masterplan of integrated 
built form and open space, key urban squares that will 
create an excellent environment in which to live, work 
and relax.

The plan proposes a range and mix of uses, 
predominantly residential, but with some commercial 
components such as retail units, live work areas 
and a hotel.  Additionally community facilities are 
incorporated into the design. 

There will be a variety of building forms and types, 
which are sensitive to their specifi c context.  The 
overriding intention is to use the combination of quality 
architecture and landscape to create a memorable 
place. 

We believe that the Eastfi eld Urban Quarter is an 
opportunity to achieve a new standard of high quality 
mixed use development with the objective of raising 
current property values

The Eastfi eld Urban Quarter will deliver:

• Long term plans for strategic road improvements 
that would solve existing road confl icts and local 
disturbance

• Eastfi eld Road Urban Quarter is an opportunity to 
achieve a new standard of high quality mixed use 
development with the objective of raising current 
property values.

• Eastfi eld Urban Quarter is an under utilised 
brownfi eld site which has been identifi ed for 
redevelopment for some 8 years. These proposals 
will bring the land back in to a positive use and 
remove the threat of existing uses intensifying. 

• The proposals will offer the existing community 
of Wellingborough to have an additional choice of 
where to live, work, take their children, walk or relax 
at the lakeside Café.

• The quality of the development at Eastfi eld Urban 
Quarter will help put Wellingborough on the map 
of North Northamptonshire in the context of the 
Sustainable Communities agenda.

• Eastfi eld Urban Quarter will offer a style of living, 
design and experience which no other local town is 
currently able to offer.

• The quality of the design and appearance of the 
project is paramount as it will set a new benchmark 
for urban property schemes and in so doing create a 
desire for people to want to live within its environment. 
To have an address in close proximity of the 
completed project will therefore, be desirable in itself.

• The Green Classroom/crèche will be an asset to not 
only the scheme but to the surrounding residents of 
the area. A safe haven for local children to spend 
time, socialise and parents to mix and make new 
friends. The opportunity for parents to be away from 
their children with complete peace of mind.

4
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• The park at the centre of the scheme will be an 
impressive place to study ecology and developing 
habitats in a hands on way, or sit and read, meet 
friends and socialise.

• The car parking arrangement will prioritise 
the pedestrian and cyclist over the driver and 
encourage walking and promote safety for all.

• The road improvements associated with the 
scheme will deliver a better environment to existing 
local residents whilst also allowing for a permanent 
solution to Eastfi eld Road traffi c in the longer term.

These are

• The creation of a high quality place, with a strong 
hierarchy of public realm spaces that create the 
framework for the overall development.

• The creation of a mixed neighbourhood integrated 
into the local community.

• The regeneration of an underused semi derelict 
brownfi eld site.

• The retention and integration of existing 
landscape uses and features such as protected 
trees, allotment areas and naturally regenerated 
woodland. 

• To reinforce the pedestrian connections to the 
mainline rail station and the surrounding streets.

2.2 Guiding Principles

Consistent with this vision these development and 
design principles are embedded in the masterplan and 
will inform its evolution through to the detailed design 
stage.

• To create within the site a series of quality human 
scale places, defi ned and contained by excellent 
contemporary architecture.

• The use of quality architecture to provide a mixed 
range of built form, size and tenure.

• To provide excellent usable and accessible public 
open spaces to all through good design and the 
use of high quality soft and hard materials.  

• To improve pedestrian security by creating spaces 
within the development where vehicle movement is 
secondary to the movement of pedestrians.

• To reduce the dominance and visual impact of 
parked cars by providing parking areas that are 
located underground beneath the buildings.
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3.0 Design Principles

3.1 Context

The Milton Keynes and South Midlands Sub-regional 
Strategy sets out the context and guidance for planned 
growth in Northamptonshire. The drive for sustainable 
communities presents a unique set of challenges and 
opportunities for Wellingborough in terms of delivering 
new homes, services, amenities, infrastructure, jobs, 
skills, education and health facilities.

The redevelopment proposals for the Eastfi eld Urban 
Quarter will reintegrate redundant brownfi eld land 
within Wellingborough and the local community.

Eastfi eld Urban Quarter is a pivotal site linking land 
east of the railway bridge with the train station and 
the town centre. It will focus new, predominantly 
residential, urban development on the station and 
open up the eastern expansion of the town. The 
scheme allows for long term plans for strategic road 
improvements that would solve existing road confl icts 
and local disturbance.

3.2 Urban Design objectives

From the guiding principles the key objectives of the 
proposed development are derived.  

Mixed Use 

The scheme is mixed use and contains residential, 
employment, live/work and small scale retail units.  
In the mixed use buildings the commercial units are 
positioned at ground fl oor at the key public spaces to 
create active ground fl oor uses and frontages. 

Community facilities such as a café, meeting and 
educational rooms and a children’s nursery and 
playground have been incorporated into the plan. A 200 
bed hotel is proposed on the northern part of the site.

Sensitive Development Form

The form of the development responds to both the 
existing landscape topography and the scale of the 
surrounding buildings.  The buildings are organic in 
form and relate to the natural gradients in the site.

The existing landform with its low lying area, the result  
of quarrying activities in the past, will be used to create 
an area of parkland with a restored lake.  This amenity 
open space will extend to approximately 10.5 hectares 
and will form the landscape core of the scheme. 

Across the site from Eastfi eld Road on the west side 
to the central parkland the landform falls in level 
by approximately 17 metres.  The built form of the 
development follows the existing contours and defi nes 
the edge of the parkland as an ‘inhabited wall’ as well 
as providing excellent views to the east across the 
landscaped open space and beyond.

Finedon Road

Mill R
oad

Eastfield Road

The site

Location Plan
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Scale, Building Typology

The intention is to have a mixture of building types and 
scales which respond to their specifi c position on the 
site.  We have located two storey mews type buildings 
near the boundary with the Eastfi eld Road properties.  
There is a gradual transition in scale through 2/3 storey 
terrace houses towards the main piazza space which is 
defi ned by 4/5 storey apartment buildings.

The apartment buildings defi ne the edge of the street 
and have an urban public side and soft private landscape 
courtyard in the centre.  These buildings have focus 
points at main piazzas and gateways to the scheme.

Traffic Movement and Car Parking

The intention is to create a perimeter vehicle roadway 
with traffi c access points from Eastfi eld Road, Finedon 
Road and Mill Road.  This allows vehicle access to 
car parks underneath the apartment buildings.  The 
internal roads around the parkland are shared surface 
pedestrian priority with controlled vehicle access.  The 
existing allotments are recognised to form a soft buffer 
zone to the rear of the Finedon Road and Eastfi eld 
Road properties.

Density

The intention is to create a variable density scheme 
driven by the desire to create a series of high quality 
urban spaces and contemporary architecture.
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3.3 Architecture  

The Architecture is a contemporary interpretation of historic building types – mews, terrace and mixed use 
apartment buildings with ground fl oor active uses.  There are commercial/studio/café units at key urban points to 
create an active place.  The buildings have an interesting roofscape where they meet the sky.  There is an urban 
hard edge to street with a soft informal private garden side.  There are higher buildings as urban markers to signify 
important ‘places’ in the plan. All units are planned to be built to BREEAM “very good” Eco Homes Standard

The Eastfi eld Urban Quarter will deliver:

• Long term plans for strategic road improvements that would solve existing road confl icts and local disturbance

• Eastfi eld Road Urban Quarter is an opportunity to achieve a new standard of high quality mixed use 
development with the objective of raising current property values.

• Eastfi eld Urban Quarter is an under utilised brownfi eld site which has been identifi ed for redevelopment for 
some 8 years. These proposals will bring the land back in to a positive use and remove the threat of existing 
uses intensifying. 

• The proposals will offer the existing community of Wellingborough to have an additional choice of where to 
live, work, take their children, walk or relax at the lakeside Café.

• The quality of the development at Eastfi eld Urban Quarter will help put Wellingborough on the map of North 
Northamptonshire in the context of the Sustainable Communities agenda.

• Eastfi eld Urban Quarter will offer a style of living, design and experience which no other local town is currently 
able to offer.

• The quality of the design and appearance of the project is paramount as it will set a new benchmark for urban 
property schemes and in so doing create a desire for people to want to live within its environment. To have an 
address in close proximity of the completed project will therefore, be desirable in itself.

• The Green Classroom/crèche will be an asset to not only the scheme but to the surrounding residents of the 
area. A safe haven for local children to spend time, socialise and parents to mix and make new friends. The 
opportunity for parents to be away from their children with complete peace of mind.

• The park at the centre of the scheme will be an impressive place to study ecology and developing habitats in 
a hands on way, or sit and read, meet friends and socialise.

• The car parking arrangement will prioritise the pedestrian and cyclist over the driver and encourage walking 
and promote safety for all.

• The road improvements associated with the scheme will deliver a better environment to existing local 
residents whilst also allowing for a permanent solution to Eastfi eld Road traffi c in the longer term.



DestinationDestinationDestination

Eastfi eld Urban Quarter  |  Design Statement

9

Urban

Materials

• Mixture self fi nish render, local stone, western red 
cedar timber panels to elevations.  Steel and timber 
balconies.  Zinc/copper roofs.

• Buildings used to defi ne spaces

• Spaces between buildings are as important as the 
Architecture.

• All car parking at below ground level to maximise 
extent of high quality public realm

• The scale and typology of buildings to respond to 
their specifi c context ie: mews/studio/ 2/3 storey 
buildings in terrace or courtyard forms to respond to 
sensitive boundaries adjacent to existing 2 storey 
buildings on Eastfi eld Road and Finedon Road

• The use of topography (the natural fall in levels) 
to relate roof heights to adjoining buildings – see 
cross sections

• The use of contained urban forms with a ‘public’ 
face defi ning the urban edge and a soft private 
landscape courtyard garden for residential use.

• All apartments to have private balcony space

• All houses to have private rear gardens

• Mix of building forms and typologies (2 storey 
Mews), (3 storey terrace, cresent), (4/5 storey 
apartment building)

Environmental/Ecology

Use of green materials, local where possible.  Low 
energy consumption, low Co2 emissions to achieve 
‘very good’ rating.
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4.0 Masterplan Development

4.1  Evolution

Before considering the nature of the development 
being proposed, it is important to understand how the 
scheme has evolved.

The Council’s Draft Development Brief process began 
in late July / early August 2003. Draft proposals 
contained within the Development Brief have been 
worked up within an evolving process of collaborative 
working, with  local residents, landowners, prospective 
developers, local authority councillors and offi cers and 
other key stakeholders.

The results of this evolving process have 
been amalgamated with consultant studies on 
contamination, archaeology, topographical survey, 
fl ooding and allotment ownership to establish a set 
of principles. These principles have recently been 
consulted on and the Draft Development Brief is in 
the process of being adopted as a Supplementary 
Planning Document. 

Bee Bee Development have also undertaken meetings 
with key stakeholders and have organised exhibitions 
of the emerging masterplan for the general public of 
proposals based on the principles established within 
the Council’s Draft Development Brief.

The proposed scheme has therefore been subject to 
considerable consultation and the accommodation 
of revisions to the scheme through the process. 
This accords with PPS 1: Creating Sustainable 
Communities, 2004, by taking an inclusive process to 
consultation.

10
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Analysis of existing topography and built form.  The idea of using infrastructure – pedestrian bridges and routes to 
link the Station Island site to Eastfi eld Urban Quarter.

The idea of an organic built form which relates to the site topography and uses the built form to enclose a parkland 
space around the quarry bed.

A contrast of tight urban spaces between buildings and open soft landscape.

Evolution stage 1
January/February 2005
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New Link to station

Development around a Central Parkland 

Urban Street

New Station, Bridge Connection and Perimeter Road.

3D Model
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Landscape and Topography 

12 storey elevation study 

Potential Building Blocks A Public Staircase leading from the Piazza to the park. 

Higher building development around a park and piazza

More detail analysis of building widths and heights.  
The idea of a grand staircase as an urban space to 
connect Eastfi eld Road to Parkland.

Two and three dimensional sketches of building forms 
and materials and fenestration patterns.  The idea of 
soft private gardens, and hard urban edges.

Evolution Stage 2
 May/June 2005

12




