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Figure 4.1 Illustrative masterplan
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Briefing requirements are organised according to eight 
planning and design principles:

1 An integrated community

2 A framework of streets and squares

3 Green spaces for people and wildlife

4 High quality allotments

5 A mix of housing and other uses

6 A strong sense of local identity

7 Conserving energy and 
 managing waste 

8 A sustainable approach to drainage

4.1 An integrated community

4.1.1

The Council's vision for Land East of Eastfield Road 
is to see the creation of a high quality sustainable 
neighbourhood that integrates seamlessly with 
surrounding communities and forms part of the exemplar 
Wellingborough East urban extension.

Connecting to the surrounding area

4.1.2 

The indicative layout illustrated in Figure 4.1 is arranged 
to reach out and connect to the surrounding area, via:

• A route connecting directly to the employment 
opportunities of Finedon Road Industrial Estate to the 
north;

• A route connecting to the existing Castle Ward 
community via Leys Road to the west; and

• The continuation of Talbot Road North into the 
scheme.

4.1.3 

A key influence on design should be to preserve the 
amenity of existing residents in terms of privacy, provision 
of high quality public open space and where possible to 
protect views out to across the valley to the east.

Strategic route network

4.1.4 

Proposals for the route network within and adjacent to 
land east of Eastfield Road need to be taken forward 
in relation to the wider transport proposals planned for 
Wellingborough East. The proposed Eastern Relief Road 
in particular will play a critical role in reducing the amount 
of HGVs on Mill Road, Eastfield Road and Finedon Road 
and is being introduced as early as is practically possible.

4.1.5

Work is also ongoing as part of the WEAST Transport 
Impact Assessment preparatory process to evaluate the 
impact of the development on the wider highways network 
and determine appropriate mitigating measures. This will 
include the need to manage traffic along the Senwick Rd, 
Elsden Rd and Eastfield Rd corridor and along Midland 
Road.

Pedestrian and cyclist circulation

4.1.6 

A fundamental requirement of the development is to 
create a pleasant walking and cycling environment. 
The street network is therefore to be designed to give 
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Figure 4.2 Movement framework
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maximum permeability for ease of movement. Routes 
are aligned with natural desire lines to provide direct, 
attractive and comfortable links for pedestrians and 
cyclists and traffic calmed links for other vehicles.

4.1.7 

A dedicated strategic cycle route is to be provided 
to run alongside the railway embankment along the 
eastern edge of the site - linking Finedon Road and Mill 
Road. This is part of the strategic network illustrated 
in the Borough Council's Local Plan - providing direct 
connections to the new facilities of the proposed 
Wellingborough East Neighbourhood Centre via Mill Road 
and to the railway station via a new footpath and cycle 
link. 

4.1.8 

Ensuring safe pedestrian and cycle routes to schools is 
a key influence on the design. Measures will need to be 
taken to enhance the quality of routes and junctions to 
schools in both the existing town and to the new schools 
to be provided as part of the wider Wellingborough 
East proposals. This consideration should be factored 
into proposed improvements to Mill Road, including 
incorporation of a cycle route.   

Improving public transport

4.1.9 

Three principal measures are proposed to improve public 
transport in the vicinity of land east of Eastfield Road:

• The Council will work with developers to strongly 
encourage bus operators to improve the quality of 
existing bus stops on Finedon Road. This should 
include: safe, well lit footpaths to bus stops; high 
quality waiting facilities that are covered and have 
seating; and clear timetable information;

• The Council will encourage bus operators to consider 
reinstating a bus service on Eastfield Road in light of 
the proposed increased rider catchment;

• A much upgraded footpath / cycleway between Mill 
Road and the railway station is proposed as part of 
the wider Wellingborough East plans.

4.1.10

Developers need to work with the bus operators and 
the County Council’s Sustainable Transport team at an 
early stage to ensure the highway network serving the 
development is designed to accommodate bus routes 
which are capable of becoming commercially viable at a 
reasonable frequency, at least during Monday to Saturday 
daytimes. Such routes will need to:

• serve the maximum possible catchment area and link 

appropriate origins and destinations in the shortest 
possible time to attract the maximum possible 
revenue;

• be as short and quick as possible to reduce operating 
costs;

• funded through developer contributions during the 
period the development is being constructed and 
patronage is building up;

• integrate with proposals to significantly remodel the 
area around Wellingborough rail station as a public 
transport interchange (see Station Island Development 
Brief).

4.1.11

During the construction period, the road network should 
be constructed so that public transport can serve each 
area of the development before any of that area is 
occupied.

4.2 A framework of streets and squares

4.2.1 

An urban structure is proposed based on a clear network 
of streets and public squares designed to serve both as 
routes and public spaces supervised by the occupants of 
surrounding buildings.

4.2.2 

A highly permeable layout is envisaged, making the area 
easy to walk and cycle through whilst also providing 
direct access to homes and workplaces. Buildings must 
be designed to face onto these routes, making them feel 
safe with 'eyes on streets'.  Streets will be designed to 
read visually as through routes, whilst rat-running will be 
strongly deterred via a series of effective, but subtle traffic 
management techniques (see 4.2.14).

Street hierarchy

4.2.3 

The network of streets illustrated in Figure 4.2 is designed 
to form a clear hierarchy that is easily legible and which 
helps define the character and sense of place of the 
new neighbourhood. Each street is to be designed in 
accordance with its role within the hierarchy, rather than 
bland coverage of uniform design.

4.2.4 

Buildings must be designed to face onto each of the 
streets, ensuring 'active frontages' of windows and doors 
that facilitate casual surveillance and help create a feeling 
of safety.
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Figure 4.3 Street cross sections
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4.2.5 

Broadly it is envisaged that there are three levels to the 
internal street network. An indicative street cross-section 
is illustrated in Figure 4.3. Each is summarised overleaf.    

Avenue

4.2.6 

The site layout will be designed to incorporate an avenue 
connecting Eastfield Road and Finedon Road junctions 
and serve as the main spine route through the area. It will 
link each of the principal public spaces and be given a 
more formal design treatment. Buildings should be three 
storeys or two storey with a generous floor-to-ceiling 
height to emphasise the primary status of this street. A 
street width of approximately 17.5m is envisaged, with 
formal street tree planting, on-street parking bays and 
small front gardens, which together convey a distinctly 
urban character.

Local streets

4.2.7

These streets are more intimate in character and 
scale than the principal internal avenue. A narrower 
carriageway of 4.8m is envisaged, encouraging a 
feeling of neighbourliness. On-street parking is to be 
provided in bays, with horizontal shifts in the carriageway 
incorporated to deter rat-running and keep traffic speeds 
low. Two to three storey buildings will line these routes, 
with smaller building set-backs that provide space for bin 
storage, cycle parking and meter reading, for example. 

Mews/shared surface

4.2.8

Mews are to be designed as the most intimate and 
narrow streets within the area, in parts of the site that 
do not have vehicular through movement. These are 
to be designed as shared surfaces for use by cars and 
pedestrians and may take the form of courtyards. As 
with traditional mews arrangements, in limited instances, 
garages can be designed into principal elevations, though 
this should not predominate. 

Site access

4.2.9

The philosophy of creating a permeable urban structure 
that is fully integrated with surrounding communities 
means that the maximum number of access points in to 
the site will be encouraged. This objective needs to be 
balanced with highway safety considerations, as well as 
the need to manage traffic circulation to deter rat-running 
and avoid any negative impacts on surrounding streets.

4.2.10

As shown in Figure 4.2, the two principal vehicular 
site access points to be provided, where junction 
improvements will be required, are proposed:

• at the Finedon Road / Rixon Road roundabout 
to the north-east, providing an efficient means of 
ingress/egress for the industrial-related traffic onto the 
strategic HGV route network; and

• the existing junction on Eastfield Road, where a new 
pedestrian crossing point, connecting with Leys Road, 
will be required.

4.2.11 

Four minor site access points will be provided at:

• the existing access to the Plumbco centre off Finedon 
Road, which will be upgraded to serve as a vehicular 
through-route (including provision of service/ parking 
bays for articulated lorry deliveries) and to provide 
safe footpaths;

• Talbot Road North; and

• Two very minor additional routes onto Mill Road 
either side of Talbot Road North. These will provide 
pedestrian, cycle and restricted local access to 
properties at the southern end of the site only. 
Vehicular through movement will not be permitted on 
these routes to ensure traffic onto Mill Road is limited. 

4.2.12

Access to the allotments will be gated and provide 
restricted access for allotment holders only. The main 
'front entrance' to the allotments will be provided adjacent 
to the new public space connecting to the nature 
conservation site in the centre of the neighbourhood. 
Two restricted rear service lanes will be provided via the 
existing alleyways off Finedon Road. The existing lane to 
the far west of Finedon Road, close to the Eastfield Road 
junction, will provide restricted pedestrian access to the 
allotments only. Vehicular access will be prohibited on 
safety grounds. 

Mews should be designed to have an intimate character
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Construction access

4.2.13

Careful consideration needs to be given to construction 
access to minimise disruption to surrounding residents on 
Finedon Road, Eastfield Road and Mill Road. The Council 
will strongly encourage that a route for construction 
access is secured connecting to the Finedon Road / 
Rixon Road roundabout. The preparation of a routing 
plan for construction-related lorries for each phase of the 
development will be required showing ingress/egress and 
extending to the strategic road network.

Designing-in traffic calming

4.2.14

The internal layout of the development, within the 
site area, is to be designed according to ‘home zone’ 
principles as a 20mph zone. This will ensure that first 
and foremost the new neighbourhood is a safe place for 
pedestrians and cyclists.

4.2.15

To help achieve this, the concept of ‘tracking’ as 
expressed in “Places, Streets and Movement: A 
companion guide to Design Bulletin 32” (DETR, 1998) 
will be applied. This demonstrates that vehicles can move 
within the minimum carriageway widths cited in DB32 but 
that the arrangement of buildings and kerb lines define 
the spaces that favour pedestrians and influence vehicle 
speed. The spaces are therefore related to the form of the 
buildings framing them, rather than the rigid geometry of 
car or refuse vehicle turning requirements. 

Improvements to Eastfield Road and Mill Road

4.2.16

Beyond the site boundaries, it is proposed that 
streetscape improvements are introduced to Eastfield 
Road and Mill Road. This will include traffic calming, 
improved parking arrangements and other landscaping 
measures to improve the appearance of these streets. 
During the detailed design process developers will be 
encouraged to explore ways of relocating car parking 

from Mill Road to the rear of houses to better serve 
residents. Though more difficult to achieve, consideration 
should also be given to applying this to Eastfield Road 
properties.

4.2.17

Traffic calming proposals have been prepared by the 
Castle Residents Association. The Borough Council will 
work in partnership with the Highways Authority and the 
local community to ensure plans for traffic calming in 
the surrounding area closely relate to locally identified 
problems and suggested solutions.

Parking standards 

Residential development

4.2.18

As set out in PPG3, the quality of the environment is 
likely to be improved if reduced levels of car parking are 
applied. Parking standards are set out in the “Parking: 
Supplementary Planning Guidance” (March, 2003) 
document prepared by Northamptonshire County Council 
and adopted by Wellingborough Borough Council.

4.2.19 

This makes clear that for residential developments car 
parking for new dwellings will be limited to an upper 
threshold of 1.5 off-street spaces per dwelling. This 
threshold will be applied as an average on a site-by-site 
basis (applying maximum site increments of 1 hectare). 

4.2.20 

There are seven options for the placement of parking 
spaces:

• On the street

• Small car parks incorporated into squares in the public 
realm

• In garages. All garages must be set well back from 
the front elevation of the adjacent house elevation 
to reduce the visual impact of the garage from the 
street. Design Bulletin 32 and its companion guide 
‘Places, Streets and Movement’ suggest that normally 
driveways serving garages should be long enough to 

Where through traffic is to be avoided (such as on to Mill Road), subtle 
devices should be employed

By incorporating kerbs across carriageways, through movement for cars is 
prevented, whilst enabling clear passage for pedestrians and cyclists
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 accommodate a car parked in front of a garage and 
allow the garage door to be opened without the car 
having to project beyond the curtilage onto a footway.  
The length should preferably be 6m or at least 5.5m. 
However, this needs to be carefully handled to create 
continuous frontages and maintain street enclosure. 
The use of devices such as archways can help in 
this respect. In limited instances in mews settings 
garages can be incorporated into principal elevations, 
as described in 4.2.8 above, though this should not 
predominate.

• On garage driveways. This will only be permitted on 
the stretch of driveway in front of the garage. This will 
be counted as a parking space in the calculations 
referred to in para. 4.2.19 above. On-plot forecourt 
parking in front of buildings on land that would 
otherwise be front gardens is not permitted as this 
seriously harms the quality of the streetscape.

• Undercroft parking, which is encouraged where semi-
basements can be designed to work with natural slope 
contours.

• In secure rear parking courts or ‘parking barns’ 
designed as private and not public space.

• In curtilage parking where accessed from rear parking 
courts only – on land that would otherwise be the 
back garden.

Industrial uses 

4.2.21 

For non-residential uses, the car parking standards and 
minimum cycle parking standards set out in Table 4.1 
will apply.

Mixed use development

4.2.22 

In order to make efficient use of land, shared parking 
within mixed use developments is encouraged. Where the 
mix generates demands at different times of the day 
(eg. mixed residential and workshops), car parking spaces 
are to be provided on the basis of the development type 
which is the dominant use in that particular part of the 
site.

Disabled parking

4.2.23 

10% of all car parking space, including that in residential 
developments, is to be provided to mobility standards.

Cycle parking

4.2.24 

A minimum standard of one dedicated cycle parking 
storage space will be applied per residential dwelling. 
In order to achieve a high EcoHomes rating, developers 
are strongly encouraged to use a minimum of one cycle 
storage space per person as a target. Cycle storage 
requirements for industrial-related uses are set out in 
Table 4.1 above.

4.2.25 

Cycle parking should be convenient to use, be secure 
and in areas of good surveillance that are well lit. 
Facilities should be clearly signed from the public highway 
wherever possible.

4.2.26 

Additional facilities to encourage cycling to work are 
strongly encouraged such as lockers, changing and 
shower facilities. Cycle lockers or secure compounds 
should be provided for workplaces where longer stay 
parking is anticipated. 

Motorcycle parking

4.2.27 

One dedicated motorcycle space should be provided per 
25 car parking spaces, which are counted as additional to 
the provision of cycle spaces.

Lorry parking

4.2.28 

Turning and manoeuvring areas for Heavy Goods 
Vehicles (HGVs) and Large Goods Vehicles (LGVs) 
should meet the minimum requirements specified by 
the Highways Authority. It is generally anticipated that 
servicing will take place from the street. Within the 
employment areas towards the northern end of the site, 
provision should be made for HGV roadside parking bays 
or lay-bys.

Table 4.1 Parking standards for non-residential uses

Use  Description Car parking standard  Cycle parking standard Lorry parking standard
Class  (maxima – area refers (minima – area refers
  to gross floorspace) to gross floorspace)

B1 Offices, research and development  1 space per 30m2 1 space per 200m2 First 235m2 – 1 unloading/  

 and light industrial   manoeuring space per unit

B2 General industrial  1 space per 55m2 1 space per 500m2 235m2 – 800m2 1 unloading/  

    waiting space per unit

B8 Storage and distribution 1 space per 120m2 1 space per 1,000m2 Over 800m2 – 1 loading bay plus  

    waiting space at each bay for 1   

    additional vehicle of the largest   

    type likely to be used for 

    servicing requirements
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Figure 4.4 Landscape structure
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Measures to deter rail commuter parking

4.2.29 

Within the area and in adjacent streets, consideration 
should be given to introducing a management regime 
for public car parking to favour local residents and 
businesses over commuters using the nearby railway 
station.

Junction types

4.2.30 

Junctions are to be designed to create special places of 
character, as well as achieving safe and efficient vehicle 
movement. Changes in surfacing and levelling pavement 
and carriageway should be applied. These spaces should 
be designed to relate to the form of the buildings around 
them. Lone speed bumps and traffic engineered chicanes 
should be avoided. Within the area, T-Junctions and 
cross-roads will be encouraged. Roundabouts will not be 
permitted.

4.3 Green spaces for people and wildlife

4.3.1

The main aims of the landscape strategy are to:

• Retain and where possible enhance important existing 
features and important habitats;

• To provide a new green public open space network 
that provide a range of wildlife habitats whilst 
sensitively balancing human access

Landscape structure

4.3.2 

The proposed landscape structure is illustrated in Figure 
4.4. This indicates:

• A wildlife corridor from the block of woodland off 
Finedon Road to the north-west, connecting via the 
allotments to a preserved nature conservation area 
in the centre of the site, connecting onwards to the 
railway embankment;

• The former quarry pit nature conservation area 
(woodland, pond and adjacent area) forms the 
central focus of the site. With sensitive landscaping, 
nature trail public access will be opened up. Informal, 
passive open space will be provided in the waterside 
area, which could be promoted as a local ecological 
education resource.  Appropriate safety features will 
be designed-in to ensure it is a safe environment for 
children to play.

• Mature trees and hedgerows are substantially retained 
and enhanced where required with indigenous 
planting species reflecting the mix already present. 
This will maximise the potential for habitat retention 
and creation;

• A retained 2.5 hectare L-shaped area of retained 
allotments;

• A retained natural feel to the rear garden boundaries 
of Eastfield Road properties where these abut the 
proposed back gardens of new adjacent properties 
through the use of hedges and where possible 
retaining the existing bank and vegetation;

• Avenue tree-planting helps shape the character of the 
main internal street;

• Views into the central space and eastwards over Ise 
Valley are defined by buildings and landscape;

• A 400 m2 Local Equipped Area for Play (LEAP) is 
provided, consistent with play space requirements set 
out in the Local Plan. 

• A Sustainable Urban Drainage System (SUDS), 
incorporated into street designs and feeding into the 
central pond area.

• Four neighbourhood spaces in the form of squares or 
greens are strategically dispersed throughout the site 
and incorporated into the streetscape design. 

The centrally-placed pond provides special opportunities to establish a 
close relationship between the houses and nature 

The opportunity for the nature conservation area to serve as an 
educational resource should be explored
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Figure 4.5 Proposed land use



Wellingborough East Land East of Eastfield Road 

55

Encouraging public art

4.3.3 

Imaginative public art and street furniture should be used 
to add character and life to public spaces and reinforce 
the quality of this new neighbourhood. 

Respect the existing topography

4.3.4

The interesting site land form provides a series of 
opportunities to help create a place of real character. 
Sensitive development of the site requires that the 
roads are aligned and buildings positioned to be closely 
attentive to contours. This will minimise environmental 
impact and cut-and-fill, and will enable SUDS to be 
incorporated.

Management plan

4.3.5

Given the need to protect and enhance natural habitats 
within the designated Site of Nature Conservation 
Value, applicants will be required to submit a nature 
conservation Management Plan for development 
proposals in this vicinity.

4.4 High quality allotments

4.4.1

In accordance with Policy U20 of the Local Plan, a 2.5 
hectare area of allotments will be retained.

4.4.2

It is proposed that the retained area will comprise the 
L-shaped site identified in Figure 4.4. A much improved 
resource for local cultivation is envisaged, comprising:

• A secure area accessible to allotment holders only. 
The limits to the allotment area will generally be 
defined by a rabbit-proof fence running along the rear 
garden fences of adjacent houses and the existing 
mature hedgerow. Access will be gated.

• Clearly identified car access servicing and parking 
areas;

• A water source for the allotments.

Changing land ownership and management

4.4.3

Achieving this vision of a much improved allotment 
resource will require consolidation of existing allotments 
in active cultivation and relocation of the non-compatible 
small-scale industrial and storage uses. Given the 
fractured existing land ownership pattern this is unlikely 

to be possible without a change in land ownership and 
management. 

4.4.4

The Council will therefore be looking to bring the area 
of land referred to as Site J in Figure 3.13 into one 
unified ownership. This will be achieved through close 
consultation with existing land owners and allotment 
holders. The Council will also work with local allotment 
holders to define a locally-based ownership and 
management regime such as an Allotment Trust that will 
be able to sustain the high standards in perpetuity. 
The block of woodland on the Finedon Road is included 
in this gross allotment area to bring it in to the same 
management regime.

4.4.5

It is hoped that this change in land ownership can be 
achieved through mutual agreement. However, the 
Borough Council is prepared to compulsorily acquire 
the land using its Compulsory Purchase Order (CPO) 
powers should this last resort be necessary to facilitate 
the allotment improvement programme and wider 
regeneration of the area. 

4.5 A mix of housing and other uses

4.5.1

The indicative land use mix is illustrated in Figure 4.5, 
and summarised in the table below:

Table 4.2 Proposed land use mix

* Existing Employment to be retained

4.5.2 

Whereas some flexibility will be permitted in determining 
the optimum mix, this land use pattern is an expression 
of the following principles:

• the development is anticipated to be predominantly 
residential. It is anticipated that the back gardens 
of new properties abut the existing back gardens of 
Eastfield Road and Mill Road, to ensure compatibility. 
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Figure 4.5 illustrates how the design of residential 
properties relates to the street type that they are 
located on 4.2. Thus a more formal treatment should 
be provided along the main internal avenue.

• The land use plan identifies the continued presence of 
those industrial / commercial businesses on site who 
have expressed a desire to remain. New employment 
uses are to be consolidated in the north-eastern 
corner of the site. Although the railway sidings remain 
reserved for rail freight use, the Development Brief 
provides for the potential option to redevelop this site 
for industrial purposes. 

• Hybrid ‘live-work’ uses that mix residential and 
workshop (B1) uses are strongly encouraged in 
transitional areas between employment and housing. 
Such uses are gaining popularity around the Country 
as employment patterns change and working from 
home becomes ever more common. 

• An integrated public open space network that 
connects the nature conservation area, play 
space and green space at the top of the railway 
embankment.

• The retained allotment area to the north-west.     

4.5.3 

Developers will be required to adhere to these principles, 
though some flexibility in their application will be 
permitted.

4.5.4 

Whilst working up detailed proposals developers and 
their consultants will be encouraged to design flexibility 
into buildings to enable them to adapt to future changes 
of use.

Principle of transitioning

4.5.5 

Developers are required to apply the principle of 
‘transitioning’. This involves the transition between 
neighbouring uses being carefully managed. Changes 
between land uses occur at the back of plot (rather than 
between different sides of a street), with hybrid 'live-work' 
uses introduced where appropriate to grade the change 
of use in a subtle way and ensure compatibility. 

Figure 4.6 Live-work arrangement
Mixed residential and employment street frontage and workshops to the rear
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A diversity of housing types and tenures 

4.5.6

A balanced community is promoted via a mixture of 
housing types and tenures ranging from detached and 
semi-detached properties to terraces and flats.  The mix 
of housing types is to equate with the character of streets 
that they line, as described in 4.2 above.

4.5.7 

Affordable Housing shall be provided in accordance 
with Policy H8 of the Local Plan as supplemented by 
the Supplementary Planning Guidance on Affordable 
Housing.

4.5.8

Other relevant Borough Council documents relating to the 
provision of affordable housing comprise:

• The Borough Council of Wellingborough's Housing 
Needs Survey 2001 and 2004;

• The Borough Council of Wellingborough's Draft 
Housing Strategy 2005 - 2008

The following document is also an important point of 
reference:

 • The Housing Corporation’s ‘Modern Methods of 
Construction’

4.5.9

Supplementary planning Guidance on Affordable Housing 
includes a target for the provision of affordable housing 
that will be sought by the Borough Council. These homes 
must be ‘pepper-potted’, so that they are fully integrated 
with market housing. This means providing affordable 
housing either as individual units scattered throughout the 
development or else in small clusters of no more than ten 
to twelve units incorporating an agreed mix of housing 
types and tenures. It may, however, be appropriate 
to exceed this limit where, for example, sheltered 
accommodation is proposed or mixed tenure within a 
block of flats is problematic.

4.5.10 

The housing mix for each phase and tranche of the 
development should take account of

• Assessed housing need requirements

• Supported housing need requirements

• Wheelchair or other specialist adapted housing

• Relationship of the development site to other facilities

• The need to provide a balance of tenures

• The overall sustainability of the development
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Case studies illustrating different density bands

Pundbury, Dorset (linked detached and terracing)                
34 du / ha

Jesmond, Newcastle upon Tyne (traditional terraced housing with large 
back gardens) 
43 du / ha

Friars Quay, Norwich (townhouses and flats)  
54 du / ha

4.5.11 

There will be a requirement for:

• A proportion of the affordable housing accommodation 
to meet the needs of the black and minority ethnic 
population;

• Key worker accommodation.

4.5.12 

25% of affordable housing is to be built to the Housing 
Corporation’s Modern Methods of Construction criteria. 
The Borough Council will negotiate for at least 10% of 
affordable housing to be built to ‘lifetime homes’ standards 
that are geared to residents’ changing requirements and 
particularly in terms of providing for reduced mobility.

Density

4.5.13 

A minimum net site3  density of 35 dwelling units per 
hectare will be applied throughout the area. Within this 
overall density figure, it is anticipated that a diversity of 
different density forms will be incorporated, as illustrated 
in Figure 4.8.

4.5.14 

As indicated in Table 4.2, it is calculated that the site can 
yield approximately 350 residential units and 9,625 of 
employment space. As a pilot, 11 live-work units have 
been identified. Encouragement will be given to further 
live-work provision in compatible locations. Residential 
calculations are based on an assumed approximate mix 
of 20% flats and 80% houses with gardens.

3 For the definition of “net site density” applicants are referred to Annex C 

of PPG 3: Housing.



4.6 A strong sense of local identity

Building form

4.6.1 

Figure 4.9 indicates the proposed approach to building 
form and massing. This illustrates the following principles 
to be applied:

• 'landmark' buildings placed at the most prominent 
entry points to the site;

• Attention to corners, the most visually prominent 
points of the streetscene

• Building heights designed to reinforce the character of 
street types, with 

 –  3-4 storey buildings placed at key gateway points

 –  predominantly 3 storey buildings to line the main  
 internal avenue

 –  lower level buildings in the more outlying locations.

• Building form to be designed to frame public spaces.

Architectural quality

4.6.2 

The Council requires that the quality of architectural 
and landscape design will further the credentials of the 
Wellingborough East town extension as an exemplar 
of high quality sustainable development. As such, 
developers and their designers will be asked to respond 
to the unique characteristics of this location - taking cues 
from the best of Wellingborough's local vernacular and 
building traditions and applying these in a contemporary 
way. Detailing, use of local materials and their assembly 
and proportioning techniques should be studied carefully 
and be combined with the best devices of contemporary 
architecture (such as the flexibility of internal space and 
use of natural light).

Wellingborough East Land East of Eastfield Road 
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Figure 4.8 A mix of housing types can be accommodated whilst building to a minimum density of 35du/ha 

35 dwellings per hectare - example
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Figure 4.9 Building heights
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4.7 Conserving energy and managing waste

Energy efficiency 

4.7.1 

As set out in Chapter 5.1, the Council will require high 
standards of energy efficiency to be applied by seeking 
to attain a minimum ‘very good’ BREEAM rating. The 
Council’s “Building Better Places: How to Contribute to 
Sustainable Development”, adopted as Supplementary 
Planning Guidance, provides further advice to applicants 
on how to achieve high standards. This not only covers 
building layout and specifications, but also advice on 
energy efficient street lighting, for instance. 

Promoting recycling

4.7.2

All residential and employment developments should 
have sufficient refuse storage space for segregated waste 
collection to encourage recycling. 

4.7.3

A neighbourhood recycling facility should also be 
provided, consistant with the provisions of policies 4 and 
6 of the Northamptonshire Waste Local Plan Prepared 
Modifications (January 2005).  This should enable items 
to be brought for later recycling and include the traditional 
bottle bank as well as the possibility of local composting 
and should complement the kerbside system in operation.  
The nature of these local waste management facilities 
will be determined by the Waste Planning Authority, 
though the design, size and location will also need to 
be discussed with the Borough Council. It should be 
integrated into the public space landscape and have 
suitable HGV access.

Encouraging alternative energy systems

4.7.4 

Strong encouragement will be given to developers 
seeking to explore and where possible accommodate 
alternative energy systems. Three in particular are 
highlighted:

1 Passive solar design

4.7.5 

Wherever possible building footprints should be 
orientated to turn within 30 degrees of due south, with 
glazing designed to capitalise on this sunny aspect 
and overshadowing avoided. Care needs to be taken to 
ensure that this is compatible with other urban principles 
such as clear fronts and backs and measures to 
encourage mixed use.

4.7.6 

High building insulation standards should be applied 
and more 'active' solar design applications seriously 
considered, such as photovoltaic panels.

2 Environmental water management

4.7.7 

A series of opportunities exist for integrating 
environmental water management techniques into the 
overall SUDS strategy, such as:

– 'rainwater harvesting' or treated greywater - which can 
involve collecting rainwater from roofs for activities 
such as toilet flushing and irrigation; and

– reducing water demand through using low-flow fittings 
such as spray taps and low flush toilets.

3  Combined Heat and Power (CHP)

4.7.8

This involves creating a highly efficient energy-production 
plant. Comprehensive site development could provide 
opportunities for a CHP scheme to be created at the 
neighbourhood level.

Working around utility constraints

4.7.9 

In developing the north-east portion of the site, the 
placement of building footprints will need to avoid the 
existing sewer pipes identified in Figure 3.14. 

Common service trench

4.7.10

In order to create an efficient process of laying mains 
services, developer will be required to incorporate a 
co-ordinated approach to utility service providers by 
designing-in common service trenches. As illustrated in 
the WEAST Development Framework SPG document, 
this is easy to maintain and minimises future pavement/
carriageway disturbance.

4.8 A fully-integrated Sustainable Urban 
Drainage System (SUDS)

4.8.1

As with all sites within Wellingborough East, SUDS is to 
be incorporated into proposals to slow down the rate of 
discharge, minimise run-off into the River Ise and avoid 
aggregating any flooding potential.
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4.8.2

As indicated in Figure 4.4, it anticipated that the SUDS 
network is designed to feed into the central pond. Not 
only will this form a core component of the sustainability 
strategy, but will also create a defining streetscape 
feature. 

SUDS should be incorporated into street design from the 
outset and swales designed to run between carriageway 
lanes or positioned on one side of the street onto which 
buildings front. They should be planted with indigenous 
species that can withstand both dry and very wet 
conditions such as Salis sp., Alnus glutinosa, Betula 
pendula and Quercus robur.

4.8.3

SUDS should be incorporated into street design from the 
outset and swales designed to run between carriageway 
lanes or positioned on one side of the street onto which 
buildings front. They should be planted with indigenous 
species that can withstand both dry and very wet 
conditions such as Salis sp., Alnus glutinosa, Betula 
pendula and Quercus robur.

4.8.4

At the very local level, developers of individual sites 
draining into the swales should employ devices such as 
water butts (for collection of rainwater for later irrigation of 
green spaces), permeable paving and where appropriate 
local infiltration trenches or soakaways.

4.8.5

The Borough Council will seek to ensure that strategic 
maintenance and legal agreements are in place for all 
SUDS assets prior to any development commencing 
on site. All SUDS solutions adopted should be to the 
latest best practice as noted in CIRIA documents C522 
& C523 entitled SUDS, Design Manual for England and 
Wales and SUDS, Best Practice Manual respectively. 
Negotiations regarding adoption of SUDS is likely to 
involve the Borough Council, Environment Agency and 
Anglian Water.


