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Figure 1.1 Site context
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1.1 Background

1.1.1

Housing demand within Northamptonshire is continuing 
to rise due to a naturally growing population, decreasing 
household sizes and more people moving into the area. 
Part of this is also due to Northamptonshire being one 
of the most economically buoyant parts of the UK. As 
a result there is a need to allocate sufficient land for 
industrial and commercial development to meet the needs 
of new enterprises, businesses moving in and existing 
companies wishing to relocate or expand.  

1.1.2

To make sufficient provision for housing and economic 
growth, Wellingborough’s Local Plan identifies a series 
of sites throughout the town that together will lead to 
6,500 new homes and 160 hectares of employment land 
being developed between 1996 and 2016. Sustainable 
development is being encouraged by prioritising 
previously developed ‘brownfield’ land, such as land east 
of Eastfield Road, over greenfield land.

1.1.3

Within this context, Wellingborough East (WEAST) has 
been allocated as a Strategic Development Area and is 
being promoted by a range of partners as an exemplar 
of sustainable development. Land east of Eastfield Road 
falls within this wider Wellingborough East area. A special 
place of the highest possible standard is sought. A range 
of measures will ensure environmental impact is limited 
as far as possible. 

1.1.4

To take this process forward, the Borough Council 
has prepared the ‘Wellingborough East Development 
Framework’ document. Following a series of community 
and stakeholder workshops, this was published in draft for 
wider public consultation in March 2003 and was, adopted 
as Supplementary Planning Guidance in November 2003.

1.1.5

Policy U20 of the Local Plan commits the Borough 
Council to augment this overall Development Framework 
with a detailed brief that focuses on land east of Eastfield 
Road.

1.1.6

This report is therefore issued to achieve the high design 
standards expected and to provide the clarity needed for 
public sector partners and prospective developers alike to 
implement proposals. 

1.1.7

This Development Brief has been prepared by Matrix 
Partnership, who was commissioned by the Borough 
Council in June 2003 to work with the local community 
and other interested parties to establish the preferred way 
forward.

1.2 Purpose 

1.2.1

The purpose of the Development Brief is:

• to work with existing landowners, local residents, 
businesses and other interested parties to establish a 
shared vision for the area

• to establish the basis for comprehensive regeneration 
of the area that will serve as the framework for 
implementation 

• to set out the detailed planning and urban design 
parameters and guidelines to serve as the basis 
for the determination of planning applications and 
highway agreements

1.2.2

The overriding intention is to encourage and guide high 
quality development – to aim high whilst creating fertile 
conditions for investment. It is not our aim to stifle the 
creativity of the designer – but rather to establish the 
parameters and express a clear vision within which 
creativity can flourish. Illustrative figures provided in 
Chapter 4 provide indicative solutions that show how the 
planning and design principles can potentially be applied 
in practice.

1.3 The study context

1.3.1

Figure 1.1 illustrates the wider context – indicating in 
broader terms the location of the site and its relationship 
to the rest of Wellingborough town. Situated on the north-
eastern edge of the existing built up area, it forms an 
important gateway to the town’s eastern expansion.

1Introduction
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Figure 1.2 The site area

LAND EAST OF EASTFIELD ROAD - FINAL DEVELOPMENT BRIEF

Figure 1.1 - The study area
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1.4 The site area

1.4.1

Figure 1.2 defines the site area. At present it forms a 
‘backland’ tucked behind the residential properties lining 
Finedon Road to the north and Eastfield Road to the 
west, and mix of uses along Mill Road to the south. Land 
adjacent to the operational railway defines the site’s 
eastern flanks.

1.4.2

The area covers approximately 21.35 hectares and is 
characterised by a mixture of uses - including industrial 
properties, allotments and ancillary buildings such as 
garages and sheds relating to the adjacent houses. Much 
of the land is vacant, obsolescent or under-used and 
is classified in the main as ‘brownfield’ owing to its past 
uses, which include quarrying.    Eastfield Road from the air – facing South
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1.5 Approach

1.5.1 

Following a period of initial studies, an ‘Enquiry by 
Design’ event was held in late July / early August 2003 
to further the Borough Council’s collaborative approach 
to the planning and design of Wellingborough East. This 
comprised an Open Evening presentation and discussion, 
followed by a day-long structured series of seminars and 
workshops. Local residents, landowners, prospective 
developers, local authority councillors and officers 
and other stakeholders came together in a spirit of 
constructive engagement to forge a joint way forward.   .   

1.5.2

The exercise concluded with the preparation of a series of 
concept sketches, each expressing a series of commonly 
shared principles.

1.5.3

Draft proposals contained within the Development Brief 
have been worked up, taking these principles as the start 
point. These were issued for  public consultation and 
feedback from 8th December 2003 until 20th February 
2003. Further consultants studies on contamination, 
archaeology, topographical survey, flooding and allotment 
ownership, funded by an ODPM £600,000 grant, have 
been undertaken. The results of these studies together 
with the comments received from the initial consultation 
were taken into account in a revised draft issued once 
more for consultation, between 30th September and 28th 

The Community Open Evening

Local people were briefed on early analysis and provided feedback

The Enquiry by Design Workshop culminated in sketch design proposals

October 2005. 
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As  requested due to changes in planning legislation, 
this was accompanied by a Sustainability Appraisal and 
Statement of Community Involvement. Further changes 
were incorporated following this consultation and contents 
of the Final Brief, adopted as a Supplementry Planning 
Document were agreed by the Council's Economic and 
Environment Commitee on the 21st December 2005 and 
subsequently ratified by Full Council on 31st January 
2006.  

1.6 Structure of the report

1.6.1

The Development Brief comprises the following chapters:

Chapter 1 - Introduction – summarises the rationale for 
preparing the brief and the process followed

Chapter 2 - Policy Review - establishes the policy 
context within which detailed proposals have been 
formulated 

Chapter 3 - Site and Context Appraisal – summarises 
the main issues and opportunities to be addressed from 
an analysis of the area as it exists at present

Chapter 4 - Planning and Design Principles - presents 
the main body of proposals – setting out the principles 
and parameters for design and development

Chapter 5 - Proposed Development Process - 
summarises the proposed approach to implementation 
and the information requirements requested of applicants 
for detailed planning permission

The workshop enabled local people & key stakeholders to come together

This hands-on process established the key principles

Design principles agreed at one workshop have been incorporated into present plans
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Figure 2.1 Local plan extract

LAND EAST OF EASTFIELD ROAD - FINAL DEVELOPMENT BRIEF

Figure 2.1 - Local Plan Extract (Deposit Draft, July 2001)
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2Policy review

2.1 Overview

2.1.1

Since the preparation of the initial draft of this brief the 
Planning and Compulsory Purchase Act  2004 has 
introduced a new planning system. This system replaces 
Local Plans with Local Development Frameworks (LDFs). 
These comprise the Development Plan Documents, 
that are part of the statutory development plan and 
Supplementary Planning Documents (SPDs) which 
expand policies set out in a Development plan document 
or provide additional detail.      

2.1.2

In the transition period between the old and new planning 
system a number of different planning documents will 
be relevant to provide the planning policy framework for 
development of land east of Eastfield Road, namely:

2.1.3 

The ‘Land East of Eastfield Road Development Brief’ 
forms one of three Development Briefs, each focused on 
different parts of the Wellingborough East development 
area. 

2.1.4

Appendix A provides a resume of relevant planning 
policies at national, regional and county levels.  More 
detailed policies and proposals are contained in the 
Borough of Wellingborough Local Plan, including the 
Local Plan Alteration.  Planning applications will be 
determined in accordance with the policies of the 
Development Plan unless material considerations indicate 
otherwise. The Development Plan currently consists of 
the Regional Spatial Strategy, the policies contained in 
the County Structure Plan and the more detailed policies 
and proposals of the Local Plan.   The Development plan 
policies of most relevance are as follows: 

• Regional Spatial Strategy for the East Midlands:  
 Policies 1, 4, 18, 20, 27, 28, 31, 36, 44 and   

 MKSM Strategic Policy 3

• County Structure Plan: GS3, GS5, GS6, H6, H7,  
 SDA1, RT2, T3, T6, T8, T10, AR3, AR8, RG1  
 and W3.

• Waste Local Plan (Revised Deposit): 1, 5, 7.

• Borough of Wellingborough Local Plan: G1, G2,  
 G14, G15, G18, G21, G22, G25, H5, H6, H8,  
 E3, L7, L8, T4, T5, T6, T9, U14, U20, UH3, UH4,  
 UH5 and UE1.

2.1.5

Supplementary Planning Documents (SPDs), which 
illustrate detailed aspects of planning control, will  
accompany the local development framework and will 
form part of the planning framework for the area. They 
are not, however, subject to an independent examination 
and do not form part of the statutory Development Plan. 
Draft SPDs must be accompanied by a Sustainability 
Appraisal (SA) and by a statement setting out how 
the local planning authority has complied with the 
Statement of Community Involvement (SCI) or the 
minimum requirements of the regulations, where the 
SCI has not been adopted. The SA and SCI have been 
prepared for the land East of Eastfield Road site and are 
available from the Council. Guidance relevant to Land 
East of Eastfield Rd, including the Wellingborough East 
Development Framework, is referred to below. 

2.2 Wellingborough Local Plan

2.2.1

The ‘Borough of Wellingborough Local Plan (including 
Local Plan Alteration)’ (Adopted April, 1999, Alteration 
adopted March 2004) provides the planning policy 
framework for the area. Figure 2.1 provides an extract 
from the proposals plan relating to the site.

2.2.2

Policy U14 establishes Wellingborough East as the site 
of the proposed sustainable mixed use urban extension, 
and establishes that “proposals for individual sites should 
accord with the provisions of the Supplementary Planning 
Guidance [the WEAST Development Framework and 
individual site-specific Development Briefs]… which will 
be based on the following key principles:

1.  safe and convenient access links between all parts 
of  the allocated area, the existing urban road system 
and the wider transport network, with highway 
improvements where necessary.

2.  reduced dependency on the use of the private car and 
the promotion of public transport options and cycling 
and walking.

National Planning Policies, Guidance  and Statements (PPGs and PPSs)

Wellingborough East 
Neighbourhood

Development Brief 
SPG adopted June 

2004

Land East of 
Eastfield Road 

Development Brief 
SPD 

Wellingborough 
East Station Island 
Development Brief 
SPG adopted June 

2004

Regional Spatial Strategy (RSS8)

Structure Plan (saved for 3 years) 

Wellingborough Local Plan Policies (to be replaced by the Local 
Development Framework)

Wellingborough East SPG: the Development Framework (adopted Nov 

2003)
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3.  the prevention of flood risks, by avoiding unnecessary 
building in floodplains and employing efficient 
drainage systems, and achieving a reduction in flood 
risks where possible.

4.  the protection and character of the countryside and 
wildlife habitats by retaining important trees and 
hedges and advance planting with indigenous species, 
and the conservation of public rights of way.

5.  a regulated development programme taking up, as 
far as possible, previously developed land first in 
an outward expansion of the existing built-up area,  
and ensuring that the provision of infrastructure and 
community facilities keep pace with house-building.”

2.2.3

Within this context Policy U20 relates specifically to Land 
East of Eastfield Road, thus:

“Land to the east of Eastfield Road… is allocated for 
mixed development purposes based primarily on housing 
and retained employment uses. 

Development should accord with any published 
supplementary guidance for the planning of the wider 
area, informed by a development brief promoted and 
approved by the Council with public consultation.

Proposals for the site should include the retention of at 
least 2.5 hectares of allotment land, the conservation of 
the existing lake and woodland as publicly accessible 
open space, and footpath and cycle links between 
Finedon Road and Mill Road. Any changes of use of 
existing employment uses will be expected to be for 
housing purposes.”

2.2.4

In considering these proposals, the Local Plan Inspector 
commented that development of land east of Eastfield 
Road:

“presents a significant opportunity to achieve a major 
improvement in its environmental quality, a revitalisation 
of what appears to be a somewhat run-down area and 
to provide new housing in an accessible and potentially 
attractive location”

2.3 Wellingborough East Development 
Framework

2.3.1

Within the context of Policy U14 and following a series 
of consultation initiatives, in March 2003 the Borough 
Council issued in draft form the Wellingborough East 
Development Framework to serve as the basis for 
further public consultation. This was formally adopted as 
Supplementary Planning Guidance in November 2003

2.3.2

The Development Framework establishes a series of 
important masterplanning principles, each of which affect 
land east of Eastfield Road. It puts forward a series of 
strategic proposals relating to the overall:

• Movement strategy;

• Bus route network;

• Network of community facilities;

• Provision of neighbourhood play facilities;

• Landscape framework; and

• Legibility of the proposed urban structure. 

2.3.3

This Development Brief takes this overall strategic urban 
structure and the urban design principles defined in the 
WEAST Development Framework and applies them in a 
more detailed way to land east of Eastfield Road. 
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2.4 Other local planning guidance

2.4.1

A series of other reports have been formally adopted as 
Supplementary Planning Guidance and require close 
consideration. These are:

• “Building Better Places: How to contribute to 
sustainable development” (adopted April 2003), 
which provides detailed advice to applicants for 
planning permission on how to achieve sustainable 
development;

• “Trees on Development Sites” (adopted April 1999); 

• “Parking Supplementary Planning Guidance” (adopted 
as county-wide standards by the County Council and 
by the Borough Council in September 2003.);

• Planning out Crime in Northamptonshire (adopted 
February 2004);

• Guidance on the use of Planning Obligations (adopted 
November 2003);

• Affordable Housing (adopted July 2004);

• Planning Obligations and LEA School Provision 
(adopted June 2004).

• The Northamptonshire Biodiversity Action Plan

2.4.2

The following existing Council documents provide 
additional points of reference to ensure that development 
is sensitively geared to addressing local needs:

• Wellingborough’s ‘Community Plan’, which is 
supported by the Borough’s Local Strategic 
Partnership. This identifies four key priorities, namely:

 - making our community a safer place in which to  
 live and work

 - making our community prosper

 - making our community healthier 

 - making our community a better place to live

• The Borough Council of Wellingborough’s Housing 
Need Survey (2004).
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Figure 2.2 Planning history
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2.5 Planning history

2.5.1

Figure 2.2 provides an illustrative summary of planning 
consents that have been granted since 1948. As such, it 
conveys development that has occurred over the last 55 
years. This highlights:

• The significant industrial developments to the south 
and north-east;

• The incremental development of small workshop and 
storage areas on former allotments; and

• The extension of certain gardens and development 
of garages to the rear of houses along Eastfield road 
and Finedon Road.

2.5.2

This vividly conveys how planning decisions have tended 
to be made on a rather ad hoc basis over the years, 
without the benefit of a clear guiding strategy. This is 
something that adoption of this Brief will rectify.
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Figure 3.1 Historic evolution


