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Within this framework, individual development schemes
should be designed:

4.1.2

Building up a series of layers
Based on the preceding analysis, there are five ‘layers’ of
consideration that will make up the Masterplan. These
comprise:
the movement framework
the community network and mix of facilities
density contouring
the landscape framework
legibility

4

•
•
•
•
•

Key issues and requirements relating to each of these
are detailed below.

5

To prioritise the needs of pedestrians, cyclists and
public transport users ahead of private motor vehicles.
So that streets and squares follow a logic that is
defined by form and function of spaces, buildings and
people movement patterns.
So that all routes are through routes for pedestrians
and cyclists.
With a presumption against roundabouts, cul-de-sacs
and large areas of parking in front of buildings.
So that major activities that attract a large number of
people are sited close to the railway station or
alongside bus stops.

The route network also needs to be designed with regard
to much broader considerations including the need for
any associated traffic management in the town centre or
adjacent areas and the reduction of ‘rat runs’ through
existing areas and rural lanes where such movements
have a detrimental impact.

4.1.3

4.1 Movement framework
A well-integrated network
4.1.1

The fundamental principle is to of create a place that is
well integrated with its surroundings, particularly the
existing town, and which comprises a network of routes
providing short, direct, well-lit connections, closely
overlooked by frontages and aligned to relate to desire
lines. Footpaths and cycle routes are also to provide links
to the surrounding countryside and rights of way network.
Figure 4.1 indicatively illustrates such a network of
streets, which was a core principle established at the
2001 Enquiry by Design event.
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A permeable structure of streets and blocks
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4.1.4

A loose grid is proposed, aligned to run harmoniously
with the site contours. Research suggests that blocks of
about 90m x 90m accommodate the maximum number of
uses whilst still providing a permeable pedestrianorientated structure. However, in many areas, particularly
those that are predominantly residential, it is expected
that this will reduce to, say, 35 – 40m x 35 – 40m.

•

As shown in Figure 4.1, the movement framework will be
designed to utilise the existing points of access referred
to in 3.7, to establish a highly permeable network. In
addition to these, there are two confirmed new access
opportunities, which will need to be tested to determine
their feasibility – namely:

4.1.9

Access points

A signed route for HGV movements between the A45
and the industrial areas around Neilson’s Sidings to the
north must be identified. This is indicated in Figure 4.1 to
route around the eastern periphery of the site. The
design of this route needs to be carefully handled to
ensure that it has an urban quality that integrates with the
surrounding area and does not have the negative
characteristics of a ‘bypass’ yet does provide an
adequate ‘relief road’ for HGV traffic, helping to alleviate
roads on the eastern side of the existing town.

4.1.5

This street pattern will have a clear hierarchy that relates
to both function and character as shown in Figure 4.2.
The route network should be designed to maximise the
amount of north-south and east-west connections.
4.1.6

The arrangement of streets and buildings must design-in
traffic calming from the outset – precluding the need for
vertical speed reduction measures such as road humps.
Such traffic calming measures must ensure that bus
routes and emergency services access is unimpeded.
4.1.7

In order to discourage HGV movement through existing
and proposed new WEAST principal internal roads,
weight limits should be applied on the existing B573
(Eastfield Road/Elsden Road/Senwick
Road/Embankment) and the proposed principal internal
routes and access routes identified in Figure 4.1.

An extension of Midland Road, providing access to
the town centre over the flood plain and across station
island and the railway tracks via a new bridge
traversing the river valley, designed to:
– blend with its surroundings (including a
generously landscaped embankment to the
eastern side);
– span the Ise in such a way as to facilitate
attractive visual and functional north-south
connections along the proposed Ise Valley
Country Park.

Figure 4.2: Indicative Street hierarchy cross-sections

•

The bridge would have branching access off to the
station island sites (north and south), and these
links would then extend northwards to create a
direct pedestrian, cycle and potentially bus link
with Finedon Road. However, detailed studies will
be required to determine whether the allowance of
other vehicles along this route would not result in
excessive rat-running; and
An extension of Northen Way (A510), connecting to
Finedon Road.

4.1.10

A new link off Ditchford Road to the south-east;
A new road taken off the Turnells Mill Lane
Roundabout at the junction of A509 and A5193,
connecting with Irthlingborough Road; and/or
A new route extending directly southwards from
Irthlingborough Road to the A45 over the Nene Valley.

Additional options for connecting to the A45 include:
•
•

•

4.1.11

Access to the A45 trunk road can be afforded at several
locations along its length between the interchanges at
Turnells Mill Lane and Ditchford Lane to serve the needs
of the development. Prospective developers will be
required to demonstrate via a Transport Assessment, that
the access strategy from the trunk road network can
satisfy the requirements of DTLR Circular 04/2001.
The assessment should also consider the cumulative
impact of permitted, proposed or allocated development
sites within the area.

4.1.12

Building up a series of layers

It is important that the layout and access arrangements
of Victoria Business Park is designed to integrate with
the rest of the WEAST site, so that footpath, cycle and
appropriate public transport links between this area and
the planned neighbourhood centre, for instance,
are made as direct and attractive for workers as possible.
Both the WEAST site developers and Victoria Business
Park developers will therefore be encouraged to
co-ordinate access proposals to deliver an
integrated outcome.
4.1.13

In addition to these new routes, the existing Midland
Road access to the station will need to be subject to a
range of traffic calming and highway geometry
improvements, which is most likely to impact on the
Higgins’ builders yard site and current station parking and
access areas.
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Internal structure

4.1.15

Planning for public transport

Building up a series of layers

As shown in Figure 4.3, a finer grained bus network will
be accommodated within the development, with streets
and blocks designed for efficient bus routing. Bus stops
should be placed approximately 400m apart so that all
the majority of households are within five minutes walk
(about 400m) of a bus stop. Stops should also serve
major trip generating facilities (e.g. employment areas).
Routes should be developed which conveniently serve
local facilities such as schools. The location of bus
waiting facilities will be designed to be safe, well lit and
inviting. Covered facilities should be provided with a
power supply and provision for real time information.

4.1.16

The hub around the existing railway station is to be
promoted as a multi-modal transport interchange. The
main bus spine will pass along Midland Road, connect
directly with the railway station and then pass over the
new bridge and along the new east-west link to connect
with the surrounding villages and towns.

4.1.14

Within the main WEAST site, the essential route structure
will comprise the following key elements:
•
•

•

•

•

An east west "main street" extending from the new
bridge into and across the development;
A formal tree-lined footpath through the town park providing a direct route that emphasises the direct
visual link between St Mary’s Church, the railway
station and the new neighbourhood centre. A new
footbridge over the railway tracks close to or
integrated with the station is therefore highly desirable
to achieve this direct connection;
two north-south avenues aligned along the ridge and
following the valley contours
– one orientated along the ridge contours to pass
through local centre,
– the other functioning as an "eastern relief road"
and designed as a traffic-calmed route capable of
accommodating heavier vehicles linking to
Finedon Road Industrial Estate;
the neighbourhood centre placed where the main
north-south and east-west links cross. Designs of this
key area will need to establish a local centre that is
both vibrant and safe for all users. This should
incorporate a high quality public space, which could
take the form of a town square or green, for instance;
Mill Road – extending from the town as a cycleway /
footpath link. This route will be susceptible to flooding
and consideration should therefore be given to
including a suitable crossing to lessen the frequency
of this occurring. Measures will also be required to
lessen the impact of the steepness of the valley sides
at this point to make conditions for pedestrians and
cyclists appealing (such as zig-zagging).
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Light industry, workshops, studio and live-work units should all be integrated
into neighbourhoods.

4.2 Community network and mix of facilities
Creating a network of neighbourhood centres
4.2.1

The Wellingborough East community over time is set to
expand to include 6,000 – 7,000 residents, together with
approximately 6,500 – 8,000 employees.
4.2.2

A range of conveniently sited community facilities will
ensure that the area is fully serviced. As shown in Figure
4.4, it is envisaged that Wellingborough East will have
one main neighbourhood centre and that in time a further
smaller neighbourhood centre will be added.
4.2.3

The distinctive design of these centres will help give
each part of the area its own clear identity. However,
care needs to be taken to ensure that their commercial
content does not adversely affect Wellingborough
Town Centre.
4.2.4

Some essential community facilities need to be designed,
programmed and funded so that these adequately
provide for the initial housing phase and subsequent
phases. To ensure "future proofing" land needs to be set
aside for facilities that are not required until later stages
of development.

4.2.5

Building up a series of layers

Within the employment/business areas provision of
support services, such as crèches, social and conference
facilities together with small retail facilities serving local
employees, such as a sandwich bar, can help to reduce
the need to travel and can enhance the attractiveness of
the area for both employees and employers. Purpose
built facilities, possibly integrated with a business support
centre will be encouraged in accordance with Policy E2
of the Adopted Local Plan.
4.2.6

The structuring principles for locating these
neighbourhood centres are illustrated in Figure 4.4. The
vast majority of homes will have a local centre within 10
minutes walk (800 metres). Each will be focused around
attractive and comfortable bus waiting facilities for those
travelling to/from a wider catchment. They will be located
on principal routes and clustered around junctions to
benefit from passing trade.
4.2.7

The Council is also keen to develop a Combined Heat
and Power scheme, potentially with a MRF/renewable
energy plant. The Council’s ‘Building Better Places’
document provides further details.
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Table 4.1 provides an indicative schedule of the range
of uses that are envisaged within Wellingborough East.

•

•

•

There are a range of other potential education and
health-related projects, including:

4.2.15

Crèches and nurseries will be encouraged throughout
Wellingborough East (including within employment
areas), and integrated with other facilities within the local
centres.

A range of education and health facilities
4.2.9

A range of schools and health facilities will be required,
each planned as multi-functional community resources,
accommodating youth clubs and adult learning facilities
for example.
4.2.10

It is envisaged that two primary schools will be required.
Both will anchor the local centres, to be within ten
minutes walk of the majority of homes.
4.2.11

The phase I primary school will be sited within the
principal neighbourhood centre, close to the point where
Irthlingborough Road and the new east-west route cross.
It is likely to have about 400 places, possibly with a
nursery attached.

A possible Learning Discovery Centre – which could
accommodate lifelong learning facilities, a study
resource centre and local business support. It could
provide a base linking high tech industries with
schools and colleges.
The main neighbourhood centre could include a
Healthy Living Centre, combining doctor and dentist
surgeries, with a potential range of other
complementary facilities including pharmacy, multifaith centre, benefits advice and education link.
A Visitor Centre and Management Office located
within Station Island, the Town Park and/or the main
neighbourhood centre – potentially with an
"environment" focus relating to the use of alternative
energy, biodiversity etc.

Table 4.1 Indicative accommodation on schedule

Housing
Approximately 3000 homes, ranging in size and type. Affordable housing
requirements arise from Housing Needs Survey (2001) and will be further
specified in the forthcoming ‘Affordable Housing Supplementary Planning
Guidance’ report.

Employment
110 hectares of employment land. Focus to attract clusters of knowledge-driven
companies. Majority employment facilities to be general B2 industry, B1 light
industry / workshops and live-work units. B8 uses will be provided at limited
strategic locations, such as Neilson’s Sidings and Victoria Business Park. This
approach will be informed by an Employment Brief to be prepared for WEAST.

Main neighbourhood centre
–
a range of community facilities (including first primary school, community
centre, multi–faith centre, police neighbourhood office, healthy living centre
with doctor and dentist surgeries and pharmacy for example)
–
a range of small-scale commercial facilities including shops, cafes,
restaurants, take-away, a pub, workshops, offices and health club/gym
–
a variety of housing, including flats above shops, townhouses and sheltered
housing, for instance
a combined visitor centre and management office is also highly desirable
–

1 smaller neighbourhood centre
–
which will have a second primary school.
–
Other uses might include a small ‘corner shop’, community centre and café.
Small-scale workshops and live-work units will be encouraged.
Geographically this could relate to the location of holding ponds or other
water features.

Secondary school reserve site

Commercial hub on station island site
–
potentially comprising large HQ office, hotel / conference centre, high tech
businesses interspersed with high-density housing and potential commercial
leisure development (eg. health club / gym). A Learning Discovery Centre
could also be included.

Transport interchange
–
combining railway station, bus stops, taxi rank, cycle facilities and
car parking. To include limited convenience retail.

4.2.12

Longer term, the second primary school will be sited
within the smaller neighbourhood centre serving the
northern half of the site.

Open space network (including Ise Valley Park – potentially with tourismoriented leisure facilities)

Utilities, including pumping station and waste recycling centre

4.2.13

A reserve site for a secondary school is identified to the
east. This will ensure that it is located on the main eastwest bus route on relatively flat land, minimising the need
for cut-and-fill for the playing fields.

4.2.16

Employment facilities

It is important to encourage B1 and B2 development,
rather than B8, in order to achieve provision throughout
WEAST and the Borough as a whole. B8 development is
expected to be concentrated at Neilson’s Sidings (due to
the relationship with the railway) and Victoria Business
Park (in accordance with the extant consent), rather than
in other locations.

4.2.20

Building up a series of layers

The Council is committed to ensuring that
Wellingborough East evolves as a vibrant mixed-use area
with small-scale businesses, workshops and live-work
facilities interspersed with housing and other community
facilities. Care will be taken at a detailed level to ensure
compatibility between uses.

4.2.21

•

•

•

•

•

Individual potential projects include:

4.2.17

Live-work units are increasingly being sought after and
IT improvements are expected to increase this demand.
Although market demand at present for this type of
accommodation takes up only a relatively small
proportion of total employment space, increased take up
in the medium to long term need to be planned in from
the outset.
4.2.18

Where areas of predominantly industrial use benefit from
clustering, relatively small-scale urban business parks will
be promoted. It is critical, however, that these are
planned and designed as an integral part of the wider
urban fabric. This approach will be informed by an
Employment Brief to be prepared for WEAST
4.2.19

A range of different industrial facilities are envisaged –
some relating to existing industrial areas, some entirely
new creations designed to further reinforce
Wellingborough as a business hub.

High-tech urban business parks, interspersed with
offices and housing, on both the east and west sides
of the Ise Valley, above the flood plain;
A potential Business Innovation Centre, operating as
a satellite to the existing one in the town centre, which
could accommodate start-up companies in flexible
"grow-on" space for expanding high-tech and
knowledge driven companies.
A business conference centre potentially relating to an
hotel, anchoring a new high tech hub on the station
island site;
Adjacent to the Laurence Leyland complex, smallscale B1/B2 units are envisaged to wrap around the
existing estate. This is to have an urban business park
character and project high quality frontages onto
surrounding streets. Units facing onto Irthlingborough
Road must be designed to mark this important visual
gateway to the area from the south.
Neilson's Sidings and adjacent farmland in the
floodplain is identified for employment and distribution
uses involving transport by rail.
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•

•

•

•

Land North of Finedon Road is identified for business
and general industrial uses. Excess B8 distribution
sheds without a rail related connection will be
prevented.
South of Finedon Road, small-scale B1/B2 units will
be placed to wrap around the existing metal recycling
site.
The Eastfield Road industrial estate will be
redeveloped as part of the overall WEAST strategy to
accommodate mixed development including smallscale B1 units.
Employment uses north of the A45. If development
commences in accordance with an extant consent this
is likely to be predominantly distribution.

4.2.22

All commercial and industrial development is to
incorporate high quality landscaping. This is referred to in
Policy UE1 of the Local Plan Alteration, which stipulates
that a minimum of 10% of the site area should be given
over to landscaping.

4.2.25

Building up a series of layers

4.2.23

Provision for play

•
•

All playing fields need to be well-drained and have good
topsoil. Sports facilities should be accessible by public
transport, have adequate parking and include good
quality changing rooms or pavilions.

4.2.26

the ‘Draft Northamptonshire Playing Field Strategy’
(Northamptonshire County Council, 2002); and
the County-wide ‘Playing Pitch Strategy’ (PMP
consultants for Wellingborough Borough Council,
2002).

In preparing a landscape and open spaces strategy as
an integrated element of the Masterplan, account also
needs to be taken of:

As indicated in Figure 4.5, a variety of children’s play
areas will be strategically located throughout the
development, and integrated within neighbourhood
centres. Each must be overlooked and within 250m of all
homes.
4.2.24

Provision for recreational open space is to be made in
accordance with Policy L7 of the Wellingborough Local
Plan, which states:

"Planning permission for residential development
involving ten or more dwellings will not be granted unless
adequate provision for new recreational open space, to
include playing pitches, informal amenity space and
children’s play space, is intended.

Youth/adult use, covering both public and private
sector, including publicly accessible school facilities
= 0.22 hectares / 50 dwellings
Children’s use: outdoor equipped playgrounds,
adventure playgrounds, informal play space
= 0.99 hectares / 50 dwellings
Amenity open space (informal use)
= 0.04 hectares / 50 dwellings

Requirements, to a minimum standard of 0.35 hectares
per 50 dwellings (pro-rata), are as follows:
•

•

•

Total: 0.35 hectares / 50 dwellings"
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4.3 Density
4.3.1

A minimum average net residential density of 35
dwellings per hectare is applied for the overall WEAST
area. In order to achieve this and to ensure that land is
used efficiently, no typical development block, measuring
100m x 100m (but exceptionally measuring 100m x
150m due to the influence of landform) should fall below
30 dwellings per hectare. Figure 4.6 illustrates a sample
one hectare area (100 x 100m) to show diagrammatically
how at 35 units per hectare a range of housing types can
be accommodated with good sized back gardens (at
least 10m in length). It also shows how building form
should closely relate to street type - with more formal
terraces placed along avenues and potentially more
informal detached or semi-detached properties placed
along more intimate local streets.
4.3.2

Development is anticipated to be 60 dwellings and above
at key focal points, such as the neighbourhood centres
and Station Island, grading down to lower density ranges
in more outlying areas.

In early phases of development a full perimeter block may not be possible

Building close to the street with parking to the rear enables future intensification
to take place

4.3.3

major distributor roads;
primary schools;
open spaces serving a wider area; and
significant landscape buffer strips.

This complies with Government guidance contained in
PPG3, which states "Local planning authorities should…
avoid developments which make inefficient use of land
(those of less than 30 dwellings per hectare net); and
seek greater intensity of development at places with good
public transport accessibility such as … around major
nodes along good quality public transport corridors."
(para. 58) It is important to recognise that "net site
density" excludes:
•
•
•
•
4.3.4

Thus the most intensive development will be clustered
around the railway station, Station Island and around the
neighbourhood centres – which not only promotes public
transport use but also ensures that centres are clearly
signalled by taller buildings. Higher densities (in excess of
35 units per hectare) will be required on the Eastfield
site, in recognition of its brownfield status and close
proximity to the town centre.
4.3.5

To ensure that the connection between the existing town
and Wellingborough East is as strong as possible, it is
also proposed that higher density development flanks
both sides of "new bridge road" as the east-west link
extends from the new bridge climbs up on the ridge on
the eastern side of the Ise Valley.

4.3.6

Building up a series of layers

For individual mixed-use and predominantly nonresidential sites, the following minimum densities will be
used as a guide*:

For predominantly industrial sites:
0.5:1 plot ratio (or 50% site coverage)
This would tend to suggest 2-storey built form

For mixed-use sites (such as those within neighbourhood
centres):
0.6:1 plot ratio (or 60% site coverage)This would tend to
suggest 3-storey built form

For Station Island:
0.8:1 plot ratio (or 80% site coverage)
This would tend to suggest 4-storey built form (without
basement / multi-storey parking)

* Calculations refer to Gross Floor Area

4.3.7

Wherever possible, perimeter block designs should be
sufficiently robust to enable future densification as the
scheme matures.
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4.4 Landscape framework

•

•

Building up a series of layers

Flood mitigation measures are to include
– a two-stage channel;
– partial realignment of the Ise Valley River
in places;
– preservation of important flood plain areas;
– preservation of important habitats;
– limited discharge of storm water.
The central valley viewed in positive terms to serve as
a focus both visually and functionally for the existing
town and new development (and certainly not as a
wedge or separator). A new Ise Valley Town Park is
envisaged with quality recreation, wildlife and
education opportunities.
A series of integrated measures to enhance
biodiversity.

Initial design work indicates that holding/balancing ponds
will be required where the land drains westward into the
Ise and southward into the Nene. These should be
designed to enhance the amenity of the surrounding

4.4.5

Drainage channels will have porous surfacing and may
relate to existing ditches feeding into the Ise and Nene
Rivers. Swales will be incorporated into green fingers and
detailed into street cross-sections.

4.4.4

As set out in the Wellingborough Local Plan, WEAST is
to incorporate a Sustainable Urban Drainage System
(SUDS). This will simulate natural drainage processes. It
will be designed to controls water close to source,
separate clean and polluted water and then discharge
clean water into soakaways and swales.

4.4.3

An exemplar of Sustainable Urban Drainage

•

The landscape framework of parkland, tree-lined streets,
squares, and spaces associated with the Sustainable
Urban Drainage System (SUDS) needs to be designed to
make the most of the tremendous existing attributes and
to link with adjacent areas of ecological or landscape
value (see Figure 4.7).
Key components
4.4.2

The framework is to integrate the following components:
•

•

•

•

•

In recognition of the importance of the ridgeline,
predominantly native broad-leaved woodland should
be extended in a series of woodland blocks along top
of ridge.
‘Green fingers’ of countryside should extend into the
new development, along open spaces associated with
the SUDS or alongside main streets. The design of
this parkland must complement the area’s distinctly
urban character and fully integrate with the
surrounding urban form – rather than serve as divisive
‘buffers’.
The importance of principal routes should be
recognised with a formal tree-lined avenue or
boulevard treatment.
The SUDS must be designed as an integral part of
the urban fabric (see below). Detailed studies are
required as part of the Masterplan to demonstrate
that this has been achieved.
Following Environment Agency advice, very limited
development will be allowed in flood plain. This is
expected to comprise essential infrastructure,
industrial facilities relating to the railhead and
parkland landscaping/interpretation only.
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Linear landscape margin incorporating pedestrian and cycle route, house
frontages and access, play areas with a variety of natural habitats.
Local play area relates to wider open space and pedestrian connections.
Overlooked by nearby houses.
Sustainable drainage with ecological and aestheic benefits.
Houses face across the Nene Valley. Some front access from shared surface
“homezone”
Green link with pedestrian and cycle routes, providing access between urban
areas and open space.
Alignment of edge of development varied to create softer margin with more
articulation of built forms.

Figure 4.9 Illustrative example of South-eastern urban edge
•
•
•
•
•
•

area. In addition, stormwater run-off management
systems may be required, with slow release water
storage tanks provided.

4.5 Legibility
4.5.1

"Legibility" is the degree to which a place can be easily
understood and traversed. The way that the network of
buildings, streets and open spaces are designed will
have an important influence on the overall legibility of
Wellingborough East.
Character areas
4.5.2

As shown in Figure 4.8, conceptually there are ten
‘character areas’. Each of these areas require a
distinctive treatment, with particular attention to the
character of streets (see 6.4) and the outer edges of the
WEAST development (see below). It is anticipated that a
more subtle approach to defining the character of each
sub area emerges as detailed design moves forward
(particularly within the area identified as "urban core").
4.5.3

Key issues relating to each of these areas is set out
below:
1 Urban core – the higher density areas clustered
around the neighbourhood centres within the main
WEAST site. Here, a formal landscape treatment is
expected, with linked terraces staggered up the hill
and minimum building set-backs – especially along
‘primary frontage’, such as:
– the axis on Station Island leading from the main
railway station building;

Building up a series of layers

– the new east–west link – ‘New Bridge Street
leading to Irthlingborough Road / Mill Road (east);
– along Irthlingborough Road (north) around the
local centre;
– along the full length of principal north–south
avenues or boulevards; and
– the principal north-south routes.

2 Ise Valley Park – the Town Park Study (prepared by
Hankinson Duckett) establishes a conceptual
framework for park design;

3 Park-side north, on the northern Ise Valley slopes.
Edges facing onto the Ise Valley must be designed to
project a positive edge. This is a fixed edges, above
the limits of the flood plain, which will remain over
time – and therefore need to be designed as such.
This area will accommodate a mixture of housing and
hi-tech business.

4 Park-side south, on the southern Ise Valley slopes.
As with (3), buildings must project a positive face
overt he valley. The transition between the
neighbourhood centre, flanking residential areas and
business cluster to the south needs careful attention.

5 South-east slopes, on the upper reaches of the
Nene Valley. As with (3) and (4) above, this is a fixed
edge that must project a positive face. An informal
treatment to this predominantly residential area is
expected, with buildings orientated to follow slope
contours, optimise views and solar gain.
(See figure 4.9)
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6 North-east slopes, the defined limits of the
WEAST development set back from Sidegate Lane.
The edges on the northern – north-eastern sides of
Wellingborough East need to be designed in a flexible
way to anticipate potential future further growth.
The best way to achieve this is by providing singlesided streets that face outwards to the open
countryside. (See figure 4.10)
7 Station island, planned as intensely mixed-use area
– design guidelines for this area are provided in 5.2.
This includes the need for a positive edge treatment
for new buildings facing onto the Station Plaza and
those defining the outer perimeter of the Higgins site
on Midland Road.
8 Town edge – the Eastfield Road site and other sites
defining the eastern boundaries of the existing town.
Land east of Eastfield Road is to be regenerated with
high density mixed use development designed as a
comprehensive scheme. This brownfield site occupies
a strategic location and must be designed so as to
benefit the surrounding area and provide a positive
backdrop/edge to WEAST. A Development Brief will
be required setting out more detailed proposals,
including a phasing strategy.
Redevelopment of other sites on the eastern edges of
Wellingborough is encouraged. At present, visually the
eastern flanks of the town at the top of the
embankment that runs parallel with the railway line is
defined by rear property boundaries. With the creation
of the new bridge and adjacent WEAST development,
it is hoped that over time development on these sites
is re-orientated to project a positive frontage along
this visually prominent embankment, facing towards

the railway station and core WEAST site. This will
complement the WEAST development and improve
Wellingborough generally.
9 Northern WEAST / Neilson’s Sidings – particular
attention should be paid to the gateway treatment of
this employment area.
10 Southern WEAST / Victoria Business Park – Each
of the principles set out in this report applies to
Victoria Business Park and other sites on the
southern limits. Particular attention is to be paid to
street frontages and ensuring development is
designed with sensitivity to the adjacent Valley and
Chester Farm SAM context.

Chester Farm Roman site, and interpret this to help
shape a new identity that is well rooted in an appreciation
of the past.

4.5.7

Street character and frontage treatment

4.5.8

Figure 4.8 also distinguishes between:
• Primary frontages – fronting primary routes and
spaces, with primary gateways placed at the key entry
points to WEAST; and
• Secondary frontages – which are to be designed as
lower order though nonetheless important streets,
relating to secondary neighbourhood routes and
spaces, with secondary gateways placed and entries
to sub-areas and landmarks positioned at principal
corners.
4.5.4

It must be emphasised that frontage principles do not
relate solely to residential development; all employment
frontages must be designed to project a positive front
onto streets. Office components should be located on this
front side, and positioned close to the street with minimal
forecourt parking.

Axes, views and focal points
To aid orientation, the layout must be designed to relate
to important axes and views (described in 3.4), to
emphasise neighbourhood centres, the railway station
area and key focal points (whether public spaces or
building corners)
4.5.5

The way that neighbourhood centres are designed will
have a major role in defining the character of WEAST
and ensuring it is a place where visitors are easily able to
orientate themselves within. Commercial and civic
buildings must be clustered and landmark buildings
designed to punch through the skyline.
4.5.6

There is also an opportunity to relate the new layout to
some of the site’s heritage features, such as the former
tramways and incorporate interpretation of the nearby

Hard edge ignoring existing boundaries, vegetation,
topography etc. Houses back onto open countryside.
Unsightly rear fences and house backs onto countryside

U
Figure 4.10 Principles for North-eastern edge

As left, but mitigated by unbroken belt of woodland
planting. Unbroken edge of trees fails to express
urban/rural context. Constrains future expansion.

D

Varied edge respects existing boundaries, vegetation,
topography etc. Most houses face outwards. Varied
elevation composed of a variety of house fronts,
woodland and trees.

Building up a series of layers

U
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