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1.1   STATUS

1.1.1 This Design Brief has been prepared to support future Reserved 
Matters Applications for the Neighbourhood Centre and 
South Slopes Areas of Stanton Cross. It has been prepared in 
accordance with conditions 3, 4 and 5 attached to both the 
Section 73 permission (ref: WP/15/00605/VAR) and outline 
planning permission (ref: WP/15/00481/OUT). 

1.1.2 Condition 3 states ‘unless otherwise agreed by the local 
planning authority, no reserved matters application shall be 
submitted for development on any sub-area as identified in the 
2015 Masterplan until and unless a design code and/or design 
brief for that sub-area has been submitted to and approved in 
writing by the local planning authority.’

1.1.3 Condition 4 states ‘each residential sub-area design code 
submitted to the local planning authority for approval shall 
consist of guidance and coding relating to the following 
matters for that sub-area unless otherwise agreed by the local 
planning authority: - character area overview; - public realm 
strategy; - movement network including route hierarchy, - block 
typologies; - building typologies; - open spaces and landscape; - 
environmental standards; - implementation.’

1.1.4 Condition 5 states ‘each reserved matters application shall 
accord with the Planning Application Masterplan and Design 
Codes and/or Design Brief, unless otherwise agreed by the 
local planning authority, and shall be accompanied by a written 
statement which demonstrates how this is the case.’

1.1.5 This Design Brief responds by setting out the proposed approach 
to key elements of the scheme proposals. Notably;

• Development Framework (provided in Section 5),

• The Neighbourhood Centre (provided in Section 6),

• Movement (provided in Section 7),

• Green Infrastructure (provided in Section 8),

• Residential Character (provided in Section 9), and

• Standards (provided in Section 10).

1.2   PURPOSE

1.2.1 Aside from meeting the specific requirements of Condition 4, the 
purpose of this document is to communicate the design process 
and principles of development within the Neighbourhood Centre 
and South Slopes Areas and demonstrate how a high-quality 
development can be delivered in accordance with the Outline 
Planning Permissions and approved Masterplan. 

1.2.2 It is a high-level brief that seeks to focus on good place making 
design principles that link the Masterplan Vision to the detailed 
design of the final scheme proposals, to ensure that the key 
development parameters relating to this part of the site, and the 
overarching urban and landscape design principles, are reflected 
in the emerging schemes. 

1.2.3 A Neighbourhood Centre Design Code was produced in 
2008, however, that is now out of date and does not reflect 
the scheme’s subsequent evolution and the change in market 
conditions. This Design Brief, therefore, updates and simplifies 
that Code, but remains true to the overall philosophy, objectives 
and principles of the Masterplan.

1.2.4 This document will form part of a suite of interrelated Design 
Briefs which cover each of the principal development areas 
across the entire Stanton Cross scheme. These include Design 
Briefs for the Ise Valley Area and Irthlingborough Road Area that 
are currently being prepared alongside this document, and those 
that are already adopted for the employment areas adjacent to 
Finedon Road, Parcels 3, 4 and 5 Design Brief (February 2019). 

1 .  INTRODUCTION

1.3   STRUCTURE

1.3.1 The document comprises 11 logically sequenced sections that form 
3 main chapters, as follows;

A. Foundations - context and vision for the Neighbourhood Centre

2. Context: Background, planning history, scheme evolution/
progress, summary of assessments and synthesis of specific 
opportunities and constraints.

3. Masterplan: Contextual development parameters and design 
principles.

4. Planning Policy.

B. Design Elements - placemaking components 

5. Development Framework: Block layout, use, mix, density and 
quantum.

6. The Neighbourhood Centre: Distribution of uses, movement, 
servicing, key buildings and the central square.

7. Movement hierarchy: Vehicle, public transport, cycle and 
pedestrian.

8. Green Infrastructure: Landscape, recreation, play, drainage 
and ecology.

9. Residential Character: Edges, entrances, corners and vistas 
(treatment and scale) & materials strategy

C. Delivery - the required standards and implementation methods

10. Housing standards: requirements of S106 and conditions 
and design detail and access specifications.

11. Other Considerations: refuse, utilities, safety and emergency 
access requirements.
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A ‘Design Principles’ box 
is located on every page 

containing mandatory design 
information.

DESIGN PRINCIPLES

XXXX
• xxxx

• xxxx

• xxxx

1.4   DESIGN BRIEF APPROACH

1.4.1 The Design Brief (Part B) sets out the key development 
parameters and design principles that will ensure that the 
detailed design of the scheme realises the Masterplan and its 
vision for the Stanton Cross development. A balance between 
prescription and flexibility is provided by using a Placemaking 
Regulatory Plan and clearly defined design principles, together 
with indicative design precedents and graphics to illustrate how 
those key principles could be applied. 

1.4.2 The Placemaking Regulatory Plan within Section 5 has 
evolved from the site wide masterplan. It is not in itself a fixed 
development plan, that will be resolved through the detailed 
design process at the Reserved Matters stage. It does, however, 
clearly identify the more detailed placemaking components of 
the Ise Valley Area that are addressed within the Design Brief 
and where they should be applied within the detailed scheme. 
Thereafter, corresponding key Design Principles are provided, 
supported by written and illustrative graphic material, which can 
be cross-referred to the Placemaking Regulatory Plan to establish 
precise design requirements to be taken forward in the design of 
Reserved Matters proposals for the site. 

1.4.3 The Design Principles relate directly to the specific elements 
that Planning Condition 4 requires the Design Brief to address. 
The principles are clearly identified within status boxes on each 
relevant page (see example provided right).
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FIGURE 1: LOCATION PLAN
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2.  SITE CONTEXT

2.1   DESIGN BRIEF AREA

2.1.1 The Stanton Cross committed development site, encompassing 
approximately 339ha of green and brownfield land, is located on 
the eastern fringe of Wellingborough in Northamptonshire.  The 
site forms the main part of a Sustainable Urban Extension (SUE) 
allocated in The Plan for the Borough of Wellingborough (PBW).

2.1.2 This Design Brief relates to the Neighbourhood Centre and South 
Slopes Areas that lie at the heart of the wider Stanton Cross 
scheme. It is located on the main ridge line at the arrival point and 
connection of the main access (and public transport) routes, key 
desire lines and vistas. 

2.1.3 The Location Plan (Figure 1) shows the wider Stanton Cross 
scheme boundary and the combined Neighbourhood Centre and 
South Slopes Area boundary to which this document relates. 
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2004 - Allocated 
as SUE in 

Wellingborough Local 
Plan Alteration

2008 - Outline 
planning permission 

granted for 3,100 
dwellings

2017 - Permission 
granted for the 

‘Enhanced Scheme’ 

2018 - First    residential 
completions 

2019 - Route 4 Opens

2.2   PLANNING HISTORY & SCHEME EVOLUTION

2.2.1 The development of Stanton Cross has a long-established policy 
pedigree as it formed a major part of a strategic development 
allocation to the east of Wellingborough in the Borough of 
Wellingborough Local Plan Alteration adopted in March 2004. 
That Plan identified the site as the most sustainable option for 
developing Wellingborough, by offering the potential to utilise 
brownfield land and potentially maximising the use of the railway. 
It is currently allocated as a Sustainable Urban Extension (SUE) 
in the Plan for the Borough of Wellingborough (PBW) and is also 
highlighted in the adopted North Northamptonshire Joint Core 
Spatial Strategy (JCS) as a key part of the spatial strategy for the 
region. 

2.2.2 The site first received the benefit of outline planning permission 
(ref: WP/2004//0600/O) in 2008 for the construction of 3,100 
new homes, strategic B1, B2 and B8 employment areas and 
associated infrastructure. All detailed matters were reserved for 
future determination, except for the main access routes: southern 
access (Route 2), Midland Road access (Route 4), northern access 
(Route 6) and eastern access (Route 7) (Refer to Figure 6).

2.2.3 In 2015, to ensure the scheme’s viability and facilitate the full 
development at Stanton Cross, a number of changes were 
proposed to the permitted development scheme (the ‘2008 
Masterplan’). Most notably, these included the development of 
an additional 550 dwellings, and the deferment of the provision 
of the northern access road (Route 6) and eastern access road 
(Route 7). The changes were embedded in a revised Masterplan 
(the ‘2015 Masterplan’) that was fundamentally an evolution of the 
2008 Masterplan with the same development concept and core 
principles.

2.2.4 Formal approval of the “enhanced scheme” was sought through 
an outline planning application for the additional residential 
development (WP/15/00481/OUT) and a separate, but linked, 
Section 73 planning application that sought to amend some of 
the conditions attached to the 2008 OPP (WP/15/00605). The 
planning permissions were formally granted in February 2017 
following the signing of a new Section 106 Agreement. Full details 
of the approved 2015 Masterplan and its associated principles are 
set out in the following section. 

2.3   DELIVERY & IMPLEMENTATION

2.3.1 The delivery of Stanton Cross has been complex, partly due to 
the scale and nature of the development proposals and site, but 
also because of the viability issues that have delayed its delivery. 
However, since the approval of the 2015 Masterplan significant 
progress has been made in bringing the Stanton Cross scheme 
forward for development. Notably;

• The Midland Road extension (Route 4) has been constructed 
and opened to provide a critical community link between the 
development, the Neighbourhood Centre at its heart, and 
Wellingborough’s town centre via the railway station, which is also 
being developed as a transport interchange with integrated bus 
services. 

• The first 3 phases of residential development (Parcels 14, 15 & 16) 
located close to the planned Neighbourhood Centre (and indeed 
fell within the original Neighbourhood Centre Design Code area), 
that will deliver a total of 519 dwellings have reserved matters 
approval. Indeed, the development of Parcels 15 & 16 to the South 
of the Neighbourhood Centre are progressing quickly on site.

• The Reserved Matters relating to the first employment area 
(Parcel 3) north of Finedon Road have been approved. 

• Further Reserved Matters submissions in relation to residential 
areas in and around the Neighbourhood Centre and for key 
community facilities are also in preparation and will be submitted 
shortly.

• The River Ise flood compensation works have been completed. 
The detailed design of the Ise Park has now been revised to 
reflect the implementation of those works and the Reserved 
Matters application for the Park’s detailed design has now been 
approved.

• The road link (Route 9) from the Midland Road extension to 
Finedon Road has been constructed to provide vehicular access 
to the Station Island development area, a direct bus avenue 
and a strategic pedestrian/cycle link that will ensure the areas 
integration with the town and wider development. 

• The detailed construction design of the access road connection 
to the A45 to the south (Route 2) is underway.
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2.4   NEIGHBOURHOOD CENTRE & SOUTH SLOPES AREA 
ASSESSMENTS

2.4.1 A wide range of studies of Stanton Cross have been undertaken 
over a number of years and there is, therefore, a robust 
understanding of its characteristics and features. A summary of 
the key matters relating to the Neighbourhood Centre and South 
Slopes Areas is set out below and a synthesis of the key technical 
constraints affecting the area is also illustrated on Figure 2. 

Landscape and Visual Amenity

2.4.2 The Neighbourhood Centre Area is sited in a visually prominent 
location on the main ridge line at the nexus of the key transport 
routes and vistas to both the town over the Ise Valley, and to 
the surrounding countryside in the Nene Valley. Residential 
development extending east along Irthlingborough Road and into 
the South Slopes Area will sit on the upper slopes of the Nene 

Valley and benefit from wide views across the valley.

Drainage & Flood Risk

2.4.3 The existing site drainage is determined by the topography and 
ground conditions. The site and surrounding area are dominated 
by west-east flowing River Nene and the north-south flowing 
River Ise (and their associated floodplains).

2.4.4 A Flood Risk Assessment (FRA) and comprehensive drainage 
strategy was prepared for the committed scheme as part of the 
original Environmental Statement. The FRA identified the required 
mitigation and flood storage requirements to control surface 
water discharge and compensate for floodplain storage loss 
through the development of the access routes.

2.4.5 The River Ise floodplain will be enhanced through the creation of 
the Town and Country Park. All of the built development, except 
the essential infrastructure, is therefore located outside of the 
floodplain. The proposed mitigation works reflect the drainage 
strategy established in the Outline Planning Permission and, 
therefore, include the control of surface water discharge from the 
development areas via infiltration and on-site storage and flow 
improvements.

Ecology

2.4.6 The wider Stanton Cross area is situated within an intensively 
managed agricultural setting with few semi-natural habitats that 
are of low ecological value. The predominant habitat comprises 
of field boundary hedgerows with scattered hedgerow trees of 
varying quality, associated field drainage ditches and narrow field 
margins and ruderal plant communities.

2.4.7 The assets of greatest nature value in the wider Stanton Cross 
area are the existing hedgerows, the River Ise and Nene, the 
restored sands and gravel workings, and the Midland Main Line 
railway areas. There are also good commuting and foraging 
habitats for bat species but limited potential for roosting. Badger 
setts have also been identified on the wider site and the river 
corridors accommodate a number of birds of interest. 

2.4.8 An Ecological Appraisal of the Parcels that comprise the 
Neighbourhood Centre and South Slopes Areas (see Figure 4)
has been undertaken. It highlights that the area is predominately 
formed of arable fields with hedgerow boundaries. It confirms 
that it is unlikely that great crested newts or reptiles are 
present. However, three mature trees have been identified to 
have moderate potential for roosting bats, and the hedgerows, 
trees and fields have the potential to be used by nesting birds. 
Therefore, the appraisal recommends that further survey 
work is carried out should trees be removed as a result of the 
development proposals. In addition, it recommends that any loss 
of hedgerow is mitigated through the provision of new native 

species shrub, tree and hedgerow planting.

Heritage

2.4.9 An assessment of the sites cultural and archaeological heritage 
was undertaken as part of the outline planning process. 

2.4.10 The Neighbourhood Centre and South Slopes Area does not 
contain or form part of a conservation area and there are no 
listed buildings within it. Nor are there any Schedule Ancient 
Monuments within the area. The only listed buildings within the 
wider Stanton Cross site are the Grade II Railway Station and 
associated goods shed located to the west. 

2.4.11 A portion of the north part of the Neighbourhood Centre Area 
has been subject of quarrying in the past 200 years. This has 
materially affected the archaeological potential of the area.

Movement & Access

2.4.12 Wellingborough has always benefited from its central location 
and its excellent links to the strategic road network, including the 
A509, A510, A6(T) and the A45(T). The A45(T) provides an east-
west route south of the town leading directly to junctions 15, 15A 
and 16 of the M1 and the A14, whilst the A509 provide a north-
south route which links to the A14, Junction 14 of the M1 and the 
A1(M).

2.4.13 Wellingborough is also served by a railway station on the Midland 
Main Line, which is accessed from Midland Road and Route 4. 
This line provides a regular service between Leeds and London 
St. Pancras with journeys to London taking only 50 minutes. 

2.4.14 The Neighbourhood Centre and South Slopes Area sits on 
Route 4, the principal access route that connects Irthlingborough 
Road in Stanton Cross to the town centre of Wellingborough via 
Midland Road.

2.4.15 There is a Public Right of Way that runs along the northern 
boundary of the Neighbourhood Centre and South Slopes Area 
(Mill Lane) that provides a pedestrian connection from the town to 
Irthlingborough. 
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2.5   AREA SYNTHESIS

2.5.1 The approved Stanton Cross Masterplan has developed 
in response to the opportunities and constraints that have 
been identified from the specific technical and environmental 
assessments that have been undertaken over a number of years. 
These are integral to the preparation of the Design Brief in 
order to ensure that a high-quality development is delivered that 
responds to its context. A summary of the key considerations for 
the Neighbourhood Centre and South Slopes Area are as follows;

Key considerations:

• The area sits on the prominent high point of the dominant 
ridgeline running through the site and is thus highly visible from 
the Town and the Ise and Nene Valleys. 

• It is a highly accessible location as it is positioned at the nexus of 
the principal access Routes 2 and 4 with Irthlingborough Road. 
These provide the key vehicular, pedestrian and public transport 
links into Stanton Cross. 

• The improved Irthlingborough Road and Routes 10 and 11 will also 
provide the principal movement routes through the development 
itself.

• The Historic Mill Road Public Right of Way, that is strongly 
defined by its double hedgerows, marks the extents of the 
Neighbourhood Centre to the north. This is proposed to be 
retained as a key Green Link through the development. The short 
link south to Irthlingborough Road does, however, need to be 
realigned. 

• The relationship between the mixed use core of the Neighbourhood 
Centre and the surrounding residential development.

• The existing utilities running through the area, most notably the 
main sewer pipeline that runs through the southern extents of the 
area.
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FIGURE 3: 2015 MASTERPLAN (REV G)
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3.  THE MASTERPLAN

3.1   APPROVED SCHEME

3.1.1 A set of overarching development principles were established 
within the 2015 Masterplan (Figure 3). These principles provide 
the foundation for the development of the detailed design 
guidance within the Neighbourhood Centre Character Area. They 
are as follows:

• Provide for social inclusion and cohesion in a balanced 
community, by development of a mixture of sizes and types of 
housing, including affordable and special needs, at a net density 
in excess of 35 dwellings per hectare.

• Minimise the need to travel and distances travelled through 
the incorporation of a mix of complementary residential, 
employment, community and leisure development.

• Provide for economic investment and development.

• Provide community facilities and recreation space not only for 
new residents, but to complement existing provision in the town.

• Facilitate innovative design that will create a safe and attractive 
living environment.

• Maximise physical integration with the existing built-form and 
focus on the existing town centre.

• Maximise public transport penetration into the development site 
to promote the use of alternative modes of travel.

• Contribute to and enhance the pedestrian and cycle network, 
and particularly links to the centre and the surrounding 
countryside.

• Provide new access infrastructure.

• Contribute to the green network, retaining where possible the 
existing landscape structure and incorporating a comprehensive 
landscaping scheme including structure planting to address the 
visual impact of the proposed development.

• Preserve the character and setting of the listed railway station.

• Incorporate habitat management and creation and protect 
existing features of importance, notably the SPA / RAMSAR site.

• Avoid, where possible, areas of best and most versatile 
agricultural land.

• The provision of a Sustainable Urban Drainage System.

ROUTE 6

ROUTE 10

ROUTE 11

ROUTE 7

ROUTE 4

ROUTE 2
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FIGURE 4: 2015 MASTERPLAN EXTRACT & PARCEL BOUNDARIES
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3.2   THE NEIGHBOURHOOD CENTRE AND SOUTH 
SLOPES AREA

3.2.1 The Neighbourhood Centre and South Slopes Area is sited in a 
visually prominent location on the main ridge line at the arrival 
point and connection of the main access and movement routes, 
key desire lines and vistas. This area will therefore be the physical 
and communal focus for Stanton Cross.

3.2.2 At the heart of the Neighbourhood Centre Area is the mixed-use 
core (Parcel 12A) which will be the focus for activity in Stanton 
Cross. A centre of life and vitality both in the daytime and 
evenings, developed as a high density, mixed use, community, 
commercial, residential and employment area focused on a 
new civic space. It will provide a vibrant focus for the whole 
development and is key to generating the wider developments 
own identity. 

3.2.3 The Neighbourhood Centre core will include;

• Two form entry Primary School and Children’s Centre 
including playing field;

• Multi-functional community centre potentially including a 
community hall, police office, multi-faith room, childcare 
centre, community trust office and potentially health facilities;

• Supermarket;
• Convenience Retail Units;
• A3 food drink units (e.g. Pub/Restaurant/Cafe); and
• Bus facilities and car and cycle parking.

3.2.4 Key public open spaces will be provided throughout the area. 
Notably, a focal community space that includes recreation and 
play facilities together with strategic planting will be provided to 
the north of the Neighbourhood Centre (Parcel 41). That area will 
be the subject of its it own design brief that will take account of 
the proposals set out in this brief and vice versa.

Neighbourhood Centre and South Slopes Parcels

3.2.5 The Neighbourhood Centre and South Slopes Area comprises of 
a number of development parcels (11, 12, 13, 36, 17a and 40), each 
of which should seamlessly join to the next to ensure continuity 
throughout the area. 

3.2.6 The parcels are typically determined by land use, key areas of 
open space, notable landscaping and movement routes. Design 
principles are prescribed to ensure each parcel complements its 
neighbouring parcel(s). This is particularly important, where two 
parcels define each side of the street, or where the outer built 
form edge addresses key areas of open space and/or community 
facilities.

N
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FIGURE 5: COMMUNITY, RECREATION & OPEN SPACES

3.3   APPROVED MASTERPLAN PRINCIPLES

3.3.1 This Section provides a summary of the key development 
parameters and principles that underpin the Masterplan approved 
through the outline planning application process and are directly 
relevant to the Neighbourhood Centre & South Slopes Area 
proposals.

Community

3.3.2 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. The Neighbourhood 
Centre will be the main location in which to accommodate these 
facilities, supported by two secondary local centres in the wider 
development.

3.3.3 The Neighbourhood Centre is, therefore, the central community 
hub of the wider residential development. The concept is to 
deliver a high quality mixed-use development (i.e. leisure, retail, 
offices, residential and community facilities) which would be the 
focus of community interest and activity in both the daytime and 
nightime around a vibrant space at its heart, that will provide the 
setting for and generator of, attractive built form.

3.3.4 A two-form entry Primary School and a multi-purpose community 
centre next to it will act as an anchor for the Neighbourhood 
Centre. This collection of community facilities together with the 
retail provision creates activity and vibrancy and the opportunity 
for linked trips. 

3.3.5 The school is located where there is relatively flat land for the 
playing fields and at a suitable location within a structural block 
for residential units to surround the site for security. In location 
terms the relationship creates a transition space, on the public 
transport route, between the focus square and housing, engaging 
directly with both. 

3.3.6 The area benefits from access to a series of public open spaces 
that will provide areas for recreation whilst enhancing the well-
being of future residents. These include a green link to the north 
that includes a focal community area that will provide sports and 
recreation facilities, and more natural green space in the South 
Slopes area to the east that will include a significant play area 
(NEAP).  

N
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N3.3.7 The proposals within this Design Brief generally reflect the 
requirements of the approved Masterplan principles and the 
S106 Agreement. However, it is now proposed that the mixed-use 
development that forms the core of the key centre be delivered 
within a smaller area, north of Irthlingborough Road (Parcel 
12a). The concentration of community facilities and services in 
a smaller area reflect the changed market conditions, but will 
also facilitate the creation of the desired urban form that is not 
severed by the key Principal Road. It will be a focussed centre of 
activity where pedestrian safety is prioritised and future vibrancy 
and vitality is ensured. 

Residential

3.3.8 The nature of the residential development proposed within the 
approved Masterplan and previous Design Code reflects the 
nature of the housing market at the time they were prepared 
(2004-2008). Since then, both housing needs and demand, 
planning policy and best design practice have greatly evolved. It 
is therefore critical that the detailed scheme reflects the current 
market and policy context.

3.3.9 Noneless, the importance of the Neighbourhood Centre area 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.

3.3.10  A naturally higher density of residential development will 
be delivered in the core of the Neighbourhood Centre and 
immediate surrounding area, with a lower density provided as 
you move further east along Irthlingborough Road and towards 
the South Slopes Area.

3.3.11 The massing and scale of development will, therefore, be of 2-3 
storeys with continuous built form defining the centre and main 
routes, becoming looser adjacent to green spaces and as the 
development extends away from the core along Irthlingborough 
Road and Routes 10 and 11. 

Access and Movement

3.3.12 The Neighbourhood Centre and South Slopes Area is centrally 
located at the nexus of the key principal access routes (Route 
2 & 4) and the principal avenue (Route 10) that serve the wider 
development. Indeed, Route 4 is 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.
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3.3.13 It will also be highly accessible by public transport, as these 
principal roads (Route 2, 4, 10 and 11) all act as bus avenues for 
the proposed public transport services. Bus stop facilities will be 
provided at regular intervals in the convenient locations along 
these routes both within and close to the Neighbourhood Centre 
core.

3.3.14 These routes also accommodate dedicated strategic pedestrian 
and cycle facilities linking to the town, key community facilities, 
recreation areas and employment areas. Further dedicated links 
will be provided in the surrounding residential development. This 
provision seeks to optimise accessibility and encourage active 
travel. 

Green and Blue Infrastructure

3.3.15 In the approved Masterplan, radial green links are proposed to 
shape the urban form, link key open spaces and enhance the 
development’s setting whilst also reducing the perception of its 
scale and mass. 

3.3.16 The Neighbourhood Centre and South Slopes Area is defined 
to the north by the existing Public Right of Way that links to 
Irthlingborough Road from Mill Road in the town. This is a 
prominent landscape feature, defined by double hedgerows 
and provides a connection to the Town and Country Park and 
Wellingborough Town Centre. This is one of the Green Links 
embedded in the approved Masterplan to provide structure to the 
development. It will be enhanced as part of the Neighbourhood 
Centre recreation area (Parcel 41) provided to the north of the 
Neighbourhood Centre. That area will include tennis courts, 
MUGA, skate park and bowling with structural tree planting. 

3.3.17 Formal tree avenues line the principal access routes and 
structural planting will also provide a prominent landscape feature 
in the public realm within the Neighbourhood Centre itself. These 
features will provide links to the wider Green Infrastructure 
network and also help to break up the mass of roofs within the 
development in views from the town and Ise and Nene Valleys.  

3.3.18 Existing landscape features and natural habitats will be protected 
where possible through careful design. Where the unfortunate 
and unavoidable loss of existing landscape and habitat takes 
place, however, appropriate compensation would be made in the 
form of new landscape and habitat creation in the wider scheme 
that compensates for what is lost.

3.3.19 A natural public open space is proposed along the line of the 
main sewer widening to include a NEAP, sustainable urban 
drainage systems and structural planting at the edge of the 
development to soften the built form in the wide views from the 
Nene Valley to the south east. 

FIGURE 7: STRUCTURAL LANDSCAPE & SUDS
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N
3.4   DEVELOPMENT CHARACTER

3.4.1 It is intended that Stanton Cross will have an identity combining 
the texture of a Midlands small town and Wellingborough’s 
Vernacular Character. The approved Masterplan defined a 
number of Character Areas as shown on Figure 8 which related to 
distinct parts of the site where there is the opportunity to exploit 
contextual differences (e.g. topography, public open spaces) 
to create a rich character. Therefore, the final development 
of Stanton Cross will be recognisable as an extension to 
Wellingborough but contain a distinctive individuality and quality.

3.4.2 Development in the Neighbourhood Centre and South Slopes 
Area will be based on the existing character of buildings and 
spaces found in Wellingborough and its surrounding settlements. 
The aim should be to create a place that feels like a natural 
extension of Wellingborough but has it own distinct identity.

3.4.3 At the centre of the Neighbourhood Centre will be an animated 
urban square surrounded by different shops and businesses. A 
legible network of connected streets and open spaces will flow 
through the area and allow people to move easily on foot, by bike 
or in the car. 

3.4.4 The residential development immediately around the core of the 
Neighbourhood Centre is to be developed at a higher density 
than the wider development. It will incorporate a higher number 
of terraced town houses and apartments blocks, formally defining 
main routes leading towards the mixed-use core and overlooking 
key spaces

3.4.5 That density of development will, however, reduce away from the 
core of the centre in the transition to the neighbouring residential 
development areas, notably eastwards along Irthlingborough 
Road into the South Slopes Area.

3.4.6 The South Slopes Area is the eastern most residential 
development area of the upper Nene Valley. The development of 
high quality, medium density dwellings which reflects the area’s 
close proximity to the Neighbourhood Centre and dominant 
ridgeline. 

3.4.7 At the countryside edge of the development, dwellings should 
face east with landscape planting used to break up the massing 
and define access roads into the development. These will 
eventually become connecting local roads. The edge dwellings 
will present a varied facade of simple structures, rectangular 
houses with gables and chimneys. The development is given 
variety through the integration of smaller simple blocks, garages 
and boundary walls treated with the same materials. 

3.4.8 At the southern extents of the South Slopes Area development 
will make a gradual transition towards lower density housing to 
complement the adjacent Nene Valley Character Area.
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4.1   INTRODUCTION

4.1.1 The development of Stanton Cross has a long-established policy 
pedigree. The Development Plan for the area now comprises of 
the North Northamptonshire (JCS) 2011-2031 (Part 1 of the Local 
Plan) and The Plan for the Borough of Wellingborough (PBW) 
(Part 2 of the Local Plan). The strategic status and importance 
of Stanton Cross is recognised in both the JCS and the PBW, 
where it forms a key part of the strategy to meet the identified 
development needs in the North Northamptonshire area, 
Borough and town. 

4.2   SITE ALLOCATION

4.2.1 In the PBW, the site is identified as a Sustainable Urban Extension 
located to the east of Wellingborough that is allocated for 
residential development under Policy Site 1 – ‘Wellingborough 
East’. The PBW recognises that Stanton Cross already benefits 
from a planning permission and refers to the approved 
Masterplan. However, recognising that change is likely, Policy 
Site 1 sets out a series of “key development principles” to ensure 
that the “core principles are adhered to” when considering 
amendments to the Masterplan, future reserved matters 
application submissions and other planning applications. The key 
principles that relate to Neighbourhood Centre and South Slopes 
Area include;

a). A comprehensively planned and developed site with 
individual developments making proportionate contributions to 
the infrastructural requirements of the schemes a whole;

b). Development proposals should ensure that the Sustainable 
Urban Extension is successfully integrated with the wider urban 
area and that proposals are compatible with existing uses;

c). A mixture of housing types, sizes and tenures including 
specialist housing to meet the needs of older persons, 
accessible housing, starter homes and self-build;

g). A significant multi-functional green space network, retaining 
where possible existing landscape features. Green infrastructure 
corridors should be provided throughout the development which 
link to the existing sub-regional and local green infrastructure 
corridors. The River Ise should be the focus of a linear park 
which provides a multi-functional recreation and wildlife space.

4.  PLANNING POLICY

4.3   DESIGN

NPPF

4.3.1 The NPPF (paras. 7-9) emphasises that the purpose of the 
planning system is to contribute to the achievement of 
sustainable development, through three interdependent 
economic, social and environmental objectives. The social 
aspect (para. 8b) promotes the creation of strong, vibrant and 
healthy communities by fostering a well-designed and safe built 
environment with accessible services and open spaces.

4.3.2 The NPPF (para. 124) emphasises that the creation of high-
quality buildings and places is fundamental to what the planning 
and development process should achieve and states that good 
design is a key aspect of sustainable development. Notably, it 
states (para. 127) that planning policies and decisions should aim 
to ensure that developments:

• Function well and add to overall quality of the area;

• Are visually attractive as a result of good architecture, layout and 
appropriate and effective landscaping;

• Are sympathetic to local character and history;

• Establish a strong sense of place;

• Optimise the potential of the site; and

• Create places that are safe, inclusive and accessible and which 
promote health and wellbeing. 

4.3.3 The NPPF continues (paras. 128-131) to highlight the importance 
of the consideration of design quality through the evolution and 
assessment of development proposals. Notably, it states (para. 
130) that permission should be refused for development of poor 
design that fail to take the opportunities available for improving 
the character and quality of an area and the way it functions. It 
also requires that local authorities seek to ensure that the quality 
of approved development is not materially diminished between 
permission and completion as a result of changes made to the 
permitted scheme. 

NATIONAL DESIGN GUIDANCE

4.3.4 The important of design quality is further emphasised in the 
recently published National Design Guide (NDG) that illustrates 
how well-designed places that are beautiful, enduring and 
successful can be achieved in practice. 

4.3.5 The NDG supports the NPPF’s aim of achieving high quality 
places and buildings by expanding on the fundamental principles 
of good design to define what is expected for well-designed 
places and explain how planning policies and decisions should 
support this. 

4.3.6 The NDG sets out ten characteristics of well-designed places 
including: context, identity, built form, movement, nature, public 
spaces, uses, homes and buildings, resources and lifespan.   

Joint Core Strategy (JCS)

4.3.7 The JCS also emphasises the importance of good design as 
being critical to ensuring that proposals create sustainable, 
connected, characterful and healthy places, which people will join 
for years to come.

4.3.8 JCS Policy 8 North Northamptonshire Place Shaping Principles 
sets out a number of key principles that seek to ensure high 
quality development. It states that development should:

• Created connected places;

• Make safe and pleasant streets and spaces;

• Ensure adaptable, diverse and flexible places;

• Create a distinctive local character; and

• Ensure quality of life and safer and healthy communities.

4.3.9 JCS Policy 9 Sustainable Buildings seeks to ensure that 
developments incorporate measures to ensure high standards 
of resource and energy efficiency and a reduction in carbon 
emissions.

4.3.10 Other key JCS and PBW policies relevant to the detailed design 
process include:

• JCS Policy 3 - Landscape Character.

• JCS Policy 15 - Well Connected Towns, Villages and 
Neighbourhoods.

• JCS Policy 19 - The Delivery of Green Infrastructure.

• JCS Policy 30 - Housing Mix and Tenure.

• PBW Policy GI 1 -  Local Green Infrastructure Corridors.

• PBW Policy H3 - Housing Needs of Older People.

4.3.11 Please refer to the policy documents themselves for the full policy 
requirements.
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