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Introduction
2.1 The Site
A sustainable urban extension of the highest quality
2.1.1

As established in the County Structure Plan and
Wellingborough Local Plan, a 360-hectare site has been
identified for a major new extension to Wellingborough.
2.1.2

The site was selected as the best location for developing
Wellingborough in a sustainable way, which, using the
Government’s criteria set out in Planning Policy Guidance
Note 3, means:
•

•
•
•
•

making the most of the close proximity to the railway
station and its ability to extend bus routes – ensuring
the new community is highly accessible by public
transport;
creating mixed development with a balance of uses;
integrating development with the natural landscape;
placing a high emphasis on quality and designing
places for people; and
making the most efficient use of land in terms of
development density.

2.1.3

Putting the site in its wider context, there are also
strategic advantages for Wellingborough East to greatly
enhance the town as the "Gateway for the East
Midlands." Its central position at the heart of the UK’s
motorway and rail network and direct access to the
South East (with London only 45 minutes away by train)
make it an excellent location for business. It also lies
within the important "Oxford-Cambridge Arc", midway
between these two great centres of innovation, and
so has the potential for the growth of science and
high tech companies.

Sensitivity to context
2.1.4

As shown in Figure 2.1, it is critical that development is
designed to establish a positive relationship with the
existing town – that it is well contained within the natural
landscape, that uses and facilities are complementary
and jointly used and that there are plenty of direct
connections with the railway station, town centre and
other adjacent areas. The development should also
maximise the use of existing features and uses within the
site wherever possible.
2.1.5

Avoiding coalescence and undue impact on the
neighbouring settlements of Finedon, Irthlingborough,
Rushden and Irchester is also a high priority.
2.1.6

The station and its surrounding in particular need to be
thought of as a hinge between the existing and the new.
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Site boundaries
2.1.7

Figure 2.2 shows the proposed Local Plan allocation for
the Wellingborough East site, which hugs the eastern
fringes of the existing town. The Ise Valley and railway
line define its western edge in the main, whilst the Nene
Valley and A45 defines the site’s southern limits.
To the northeast fields abutting Sidegate Lane provide
the outer-edge.
2.1.8

The Wellingborough Local Plan divides the site into "six
broad zones" or character areas – using this as a basis
for establishing site-specific planning policies. These
zones comprise:
•
•
•

•
•
•

Land north of the A45 – covering 30.5 hectares and
allocated for employment use;
Land south of the Railway – allocated primarily for
informal recreation and nature conservation;
Land between Finedon Road and the railway – the
core of the Wellingborough East sustainable urban
extension, encompassing the railway station;
Neilson’s Sidings – a 31 hectare site allocated for rail
freight-related development;
Land north of Finedon Road – 10 hectares of land
allocated for employment use;
Land east of Eastfield Road – earmarked for mixeduse development.
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2.2 Purpose of the Development Framework
2.2.1

describe and illustrate how planning and design
policies and principles set out in Wellingborough
Local Plan and other supplementary documents
should be implemented;
promote collaboration by reflecting the views and
values of the numerous local people and stakeholders
that have been involved in the process to date and
provide a positive basis for furthering the constructive
dialogue that has been achieved to date;
articulate and illustrate the vision for taking
Wellingborough East forward as an exemplary
sustainable urban extension;
establish clear urban design principles to ensure that
the design of development achieves the highest
possible standards;
explain the next steps that are anticipated in the
planning and design of the site.

The purpose of the Development Framework is to:
•

•

•

•

•

Figure 2.3: Aerial Photograph

2.2.2

This document has been prepared to provide guidance
on detailed layout and design for the entire
Wellingborough East area by developing the key
principles established within the Local Plan Alteration. It
sets the framework, as referred to with Policy U14 within
which all development sites (Policies U15, U16, U17,
U18, U19 and U20) will be developed. This
Supplementary Planning Guidance also provides general
guidance on the key elements set out in Policy U17.
Specific areas within the U17 site will in addition be
guided by Development Briefs which will also be adopted
as Supplementary Planning Guidance. These will cover
the area around the railway station, which has become
known as Station Island, and the new Neighbourhood
Centre. A Development Brief will also be prepared for
Land East of Eastfield Road, and as referred to in Policy
U20, this will also be adopted as Supplementary
Planning Guidance. The location of each of these
Development Brief areas is shown in Figure 2.4.
2.2.3

As referred to in Policy U15, a development brief will also
be prepared for the site north of the A45 if the extant
planning consent for business use is not implemented.

2.2.4

Introduction

Supplementary Planning Guidance (SPG), as defined in
PPG 12 ‘Development Plans’ can play a valuable role in
supplementing Plan policies and proposals. While only
the policies in the development plan can have the status
that Section 54A of the 1990 Planning Act provides in
deciding planning applications, SPG will count as a
material planning consideration if it derives out of and is
consistent with the development plan. SPG must be
prepared in consultation with the general public,
businesses and other interested parties.
2.2.5

Consultation on the Wellingborough East Development
Framework took place during May and June of 2003. The
representations received as a result of the consultation
process and the Councils response is available
separately on request. The SPG was formally adopted by
the Council on 4th November 2003.
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2.3 Roles, responsibilities and work to-date
2.3.1

Because of its strategic significance to the Borough, the
Council has set up a dedicated WEAST project team.
During 2001, the team established a process of working
with local stakeholders, and community groups to debate
and agree upon the core guiding principles for
developing the site. A series of public consultation
initiatives were undertaken.
2.3.2

An informal agreement was also entered into with some
of the local landowners to establish constructive joint
working arrangements.
Enquiry by Design
2.3.3

In November 2001 this work culminated in an Enquiry by
Design (EbD) event. EbD is a technique promoted by
Government for establishing a collaborative approach to
developing sustainable town extensions. The Prince’s
Foundation was invited to help with this process by
providing independent facilitation and expert advice
drawn from best practice projects elsewhere. A three-day
intensive series of workshops was held, which
demonstrated the Council’s intention for Wellingborough
East to be an exemplar of best practice.
2.3.4

The EbD event resulted in a series of sketch plans,
following which Figure 2.5 was proposed. This illustrated
a series of development principles that represented in
broad terms an agreed way forward.
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1

Source building materials and services locally to support sustainability,
add identity and boost local economic development

Critical mass to support public transport, including a multimodal
interchange at the railway station

One primary centre with one/more other smaller local centres

Apply sustainability principles throughout
– including community management

Use existing assets to enhance distinctiveness – landscape, views
and vistas, expansiveness, water, ancient monuments/features
and quality buildings

Focus on longer-term value – not just short-term cost

Develop organically, logically and steadily with critical mass at each
stage – avoid piecemeal development

Ensure the floodplain becomes a central ‘valley’ town park acting
as a focus both visually and functionally for the existing town and new
development with quality recreation, wildlife and education opportunities

"Station island" as a vital component – an intensive mix of housing,
retail, leisure, employment and industry. To anchor this with a "quick win"

Work up detailed access proposals, including southern links to A45

Work with the topography, create vistas and views to landmarks and
distinctive features

The critical mass to support viable local services

A mix of tenures throughout with "social/affordable" housing
fully integrated – no ghettos or enclosures

Mixed residential, employment and community uses
– not single use "zoning"

"Liveable streets" with "Avenues" and High Streets" not main roads,
bypasses or relief roads. Calm and managed traffic achieved
by a permeable structure of blocks and streets – not dual carriageways
and roundabouts.

Create walkable neighbourhoods

A well-integrated movement strategy that ensures the car is
accommodated but doesn’t dominate

Create a place of high quality in all aspects

Integrate the site with its surroundings and the town

Table 2.1 Agreements Reached at November 2001 Enquiry by Design Event
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2.3.5

Two over-riding central principles were established:
•

•

to create a place fully integrated with the existing
town – certainly not "shed valley" or a car-dominated
residential dormitory; and
to develop an overall strategic approach to
masterplanning – to avoid uncoordinated piecemeal
decisions

2.3.6

These were followed by a series of more detailed
decisions summarised in Table 2.1.
2.3.7

The EbD event was followed in March 2002 by a daylong "Technical Planning Event". A series of seminars
and workshops reported back on technical work that had
been advanced over the preceding four months and
developed in more detail proposals aimed at designing-in
health, education, community development and crime
reduction considerations. An extensive range of local
stakeholders attended the event – ranging from local
authority staff and members, to community organisations,
landowners, business groups and regeneration and other
statutory agencies.
2.3.8

This work was subsequently reviewed by the Council’s
Strategic Development Advisory Panel (SDAP) – a group
comprising of Council Members, with Officers advising,
set up to oversee and guide the WEAST development
project.
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Figure 2.5: Sketch plan based on 2001 Enquiry by Design event

Detailed studies
2.3.9

Wellingborough East Development Initial Flood Risk
Assessment (prepared by Halcrow)
Transportation Study (prepared by Jacobs
Consultancy)
Energy/Waste Feasibility Study (prepared by UCN/De
Montfort)
Town Park Study (prepared by Hankinson Duckett)
Skills Study – Labour Market Information (Matters of
Fact, 2002)

Between September 2001 and April 2002, the Council
followed this work by commissioning five technical
studies:
•
•
•
•
•

2.3.10

All of this work has informed the preparation of the
Wellingborough East Development Framework.
Developer appointment and recent work
2.3.11

In April 2002 Bovis Homes Ltd was appointed by the
Landowners Group as the preferred principal developers
to work with the other on-site developers, Hallam Land
Management and William Davis Ltd.
2.3.12

During the course of 2002 a series of technical studies
have been progressed to develop the Masterplan by the
consultants appointed by Bovis, particularly Derek
Lovejoy Partnership plc.

2.3.13

In September 2002, Bovis organised a consultation event
with invited participants, which has further informed the
process. This was followed by a public exhibition in the
Swansgate Centre in December 2002. Wider public
consultation is planned in 2003.
2.3.14

A Planning Statement – setting out the background to
the proposals;
A detailed Masterplan (Council requirements of its
contents are provided in Chapter 7 of this document);
An Environmental Impact Assessment
A detailed Transport Assessment which should satisfy
the requirements of DTLR Circular 04/2001;
A Flood Risk Assessment;
A Statement of Community Involvement.

Design development work by the Bovis team has
progressed in advance of submission of an Outline
Planning Application covering the majority of the
Wellingborough East site. This is anticipated during the
last quarter of 2003 and will be accompanied by:
•
•
•
•
•
•

2.3.15

The Council will continue to work in partnership with
Bovis Homes Ltd and the other on-site developers. This
Development Framework has therefore been prepared in
consultation with the developers and their consultants to
convey in positive terms the Council’s vision and
requirements for development of Wellingborough East
and establish agreement on planning and design issues
wherever possible.

2.4.3
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2.4 Summary of the policy context

At the national level, planning policy is set out in
Planning Policy Guidance Notes (PPG’s), most
particularly:

•

•

•

•

2.4.1

It is clear from the Green Paper on Planning, published
at the end of 2001, that the significance placed on high
quality urban design will continue to grow and that further
support will be provided for the use of urban design
frameworks, Masterplans and development briefs to
achieve this quality.
2.4.2

Already there is a weight of policies and guidance
advising on how best to design and develop high quality
sustainable places. It is critical that in the design and
development of Wellingborough East full regard is paid to
this broader policy context, which can be summarised as:

•

PPG1 advocates sustainable development that is
concentrated where there is good public transport
accessibility, is mixed-use and has good urban
design.
PPG3 on Housing stresses the need for high
densities, reducing parking standards to prevent
sprawl and prioritising the use of brownfield land in
urban areas.
PPG12 advocates the use of "supplementary planning
guidance" where area masterplans are prepared.
PPG13 on Transport promotes more sustainable
travel patterns by encouraging public transport and
sets out how transport infrastructure should be fully
integrated with urban form and land use
arrangements.
PPG25 Development and Flood Risk sets out how in
planning development measures should be taken to
reduce the risk of flooding and associated damage.
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A range of supplementary guidance backs this up with
more detailed advice, notably:
•

•
•
•

‘Northamptonshire Bus Strategy’ (2003);
‘Supplementary Planning Guidance: Parking’
document (adopted March 2003); and
‘Design Guide for Residential Roads’ (2000)

The main transportation policy document for the area
is the 2001 Northamptonshire Local Transport Plan.
The other key County transport documents are:

2.4.10

At county level, the 2001 Northamptonshire County
Structure Plan (Policy SDA1) identifies land east of
Wellingborough as a Strategic Development Area (SDA).
It emphasises the importance of high quality design and
sustainable development and the need to plan layout and
form to reduce the dependency on the private car.

2.4.9

The consultation draft of the RPG 8 review was published
in April 2003 with the Public Examination Scheduled for
November 2003. The Growth Areas, involving
Northamptonshire and WEAST were identified in July
2003 with the Public Examination expected in February
2004.

The "Sustainable Communities Plan" issued by the
ODPM in February 2003 looks to provide for major
development in four new growth areas in the ‘Greater
South-East.’ One of these is Milton Keynes-South
Midlands, within which Corby / Kettering / Wellingborough
is one of the key growth nodes. The intention of the
Sustainable Communities Plan is to bring together the
best of design and planning to ensure that the built
environment in new and expanded communities is of a
high standard and the surrounding countryside is
protected and enhanced. Wellingborough East is referred
to as a good practice case study of partnership working
in action.

2.4.7

At the regional level, "Regional Planning Guidance
Note 8 for the East Midlands" (Government Office for
the East Midlands, 2002) establishes the need for the
East Midlands to accommodate significant levels
of future growth.

•

•

"By Design: Urban design in the planning system"
(DETR and CABE, 2000), a companion guide to
PPG1.
"By Design: Better places to live" (DETR and CABE,
2001), a companion guide to PPG3 which advises on
best practice in housing design.
"Places, Streets and Movement" (DETR, 1998), a
companion guide to Design Bulletin 32 which details
how highway design should be integrated into designs
for residential and mixed use areas.

2.4.5

Two other documents are extremely relevant:
•

•

the "Urban Design Compendium" (English
Partnerships and the Housing Corporation, 2000),
which provides detailed best practice advice
on urban design.
"Urban Design Guidance" (Urban Design Group,
2002), which details how urban design frameworks,
development briefs and Masterplans should
be prepared.

2.4.11

It is important to note that three supporting documents
are currently being prepared by the Council, which are to
be formally adopted as Supplementary Planning
Guidance. These are:

2.4.15

•

"Building Better Places" (Supplementary Planning
Guidance VIII)", adopted April 2003, which provides
detailed advice to applicants on how to contribute to
achieving sustainable development.
"Affordable Housing Supplementary Planning
Guidance", which was issued in draft for consultation
in September 2003.
"Guidance on the Use of Planning Obligations
Supplementary Planning Guidance IX)", which was
adopted in October 2003.

The County Council has also prepared the following
relevant documents, which should be used in the
preparation of landscape / open strategies for WEAST
developments:
•
•
•
•

‘Landscape Character Assessment’;
‘Biodiversity Action Plan’; and
‘Draft Playing Fields Strategy’ (2002).

2.4.12

•

•
•

The following existing Council documents also provide
important points of reference:

2.4.16

The draft SPG document ‘Planning Out Crime in
Northamptonshire’ (December, 2002) is also an important
reference point.
2.4.13

At the local level the ‘Borough of Wellingborough
Adopted Local Plan’ (April, 1999) provides the detailed
planning policy framework for the area. This is in the
process of being updated, and the ‘Borough of
Wellingborough: Proposed Modifications (Sept 2003)
document provides the latest statement of intent.
2.4.14

The principal site-specific policies covering
Wellingborough East are U14, U15, U16, U17, U18, U19
and U20. This Development Framework augments the
Local Plan with detailed advice on the practical
application of these policies.
•

Housing Needs Survey (2001);
Wellingborough’s ‘Community Plan’, which 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
"Trees on Development Sites" (1999) document has
also been adopted as Supplementary Planning
Guidance.

2.4.17
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Other relevant policies and requirements include:
•

•

‘Northamptonshire Partnership Sub Regional
Economic Strategy’ (Northamptonshire Partnership,
May 2000), which identifies the following themes and
objectives:
– Theme 1 – Learning and skills. Objective:
Develop workforce skills and enhance the
employment potential of the people of
Northamptonshire to meet employer and
individual needs
– Theme 2 – Enterprise and innovation. Objective:
Stimulate the creation, development and growth of
competitive business to further strengthen
Northamptonshire’s economy
– Theme 3 – ICT Revolution. Objective: Use the
global Information and Communications
Technology Revolution to create the capability for
everyone in the County – individuals and
businesses – to use information and knowledge to
maximum benefit
– Theme 4 – Climate and investment. Objective:
To promote Northamptonshire as a prime
business investment location to secure additional
employment opportunities
– Theme 5 – Sustainable communities. Objective:
Maximise the participation of communities and
disadvantaged groups in the local economy to
provide for a more equitable society
‘Secured by Design Guidelines’, prepared by the
Association of Chief Police Officers are available at
www.securedbydesign.com
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Figure 3.1: The historical evolution of Wellingborough

