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4.1.16

The new station building will face onto a pedestrian plaza,
edged by mixed-use buildings with active ground floor
frontages, which could include small-scale shops, bars

and restaurants 'spilling out' and helping to animate this
public space. 

4.1.17

The station should meet the full requirements of the

SRA's 'Code of Practice for Disabled Passengers'.

Pedestrian and cycle bridge

4.1.18

The new pedestrian and cycle bridge is to be located

approximately in the location of the existing footbridge -
between the main station buildings and the former goods
shed. Clearance needs to be 6m over the railway. A

disabled lift will be required on both sides. Allowance
needs to be made for cycle ramps. This will connect to a
new footpath / cycleway to extend through the Ise Valley

Park and branch off to connect different parts of the
Neighbourhood Centre, as indicated in Figure 4.5.

4.1.19

The bridge is to be within the curtilage of the ticket

offices, within close proximity to the ticket hall. As such it
will not formally be deemed a 'public right of way' and will
be closed between the hours of 12am and 5am.

Station parking requirements

4.1.20

It has been indicated that 500 car park spaces are
required in addition to those already existing - a minimum

of 1,000 car parking spaces will therefore be required in
total to serve the station. It is anticipated that this
provision will be roughly split equally on either side,

though the constraints on the site to the Post Office depot
may well necessitate that the greater proportion is
provided on Station Island South.  

4.1.21

Provisional design work has indicated that the Station
Island South multi-storey could be designed as a four-
storey structure to accommodated approximately 600

spaces, including parking on the roof. If required, the
multi-storey car park to the south of the existing station,
which would have a more constrained building footprint,

would be designed to accommodate approximately 400
spaces. 

4.1.22

Some of the existing car parking spaces will be lost to

make way for construction of the new Midland Road
bridge and to create a new station plaza forecourt space.

The rail authorities require that replacement parking be

provided in advance of any parking space being lost,
even on a temporary basis during periods of construction.  

4.1.23

This has significant phasing implications for the

development (see Chapter 5), namely:

• The potential need to redevelop Higgins' Builders Yard
as  temporary station parking whilst the Midland Road
Crossing is under construction; 

• The potential to deck the existing station car park to

minimise land take, whilst ensuring that any such
structure is set back from the Midland Road frontage
and that the east-facing elevation is sensitively

designed; and

• The potential to deck the existing station car park to
the south (east of the Post Office depot) in order to
minimise land take. This will need to be set back from

the Midland Road frontage and positioned away from
the rear gardens of nearby residential properties. The
east-facing elevation will also need to be sensitively

designed to minimise potentially adverse visual impact
from Ise Valley Park and the new WEAST
Neighbourhood Centre; and

• The potential to deck the new station car park on

Station Island South whilst ensuring that any such
structure is contained within the block interior and
stepped into the embankment land profile. This will

ensure that it is not visible from Station Island South
Main Street (see below). The western elevation (seen
from the eastern edges of the existing town) will also

need to be sensitively designed. 

4.1.24

Parking areas are classified according to long stay (for
commuters), short stay pick up / drop off and disabled

parking.  The SRA's 'Code of Practice for Disabled
Passengers' would need to be met in determining the
level of disabled parking.

4.1.25

Parking would need to be designed to AA secure station

standards, with good visibility, lighting, barrier, CCTV etc.

4.1.26

Covered cycle lockers plus bicycle stands would need to
be provided on both east and west sides for bicycles.

Stands for motorcycles, mopeds and scooters will also be
required.
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Ease of Transition between modes

4.1.27

The objective of ensuring seamless transition between

modes will require that the following is provided on both 

4.2 A framework of streets and squares

4.2.1

As illustrated in Figure 4.2, 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 whole
Station Island area easy to walk and cycle to and
through. 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. Rat-running will be deterred via a series of

effective, but subtle traffic management techniques (see
below).

Street hierarchy

4.2.3

The network of streets is designed to form a clear
hierarchy that is easily legible and which helps define the
character and sense of place. 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 enables casual surveillance and helps create a
feeling of safety.

4.2.5

Broadly it is envisaged that there are five levels to the
internal street network. Indicative street cross-sections
are illustrated in Figure 4.3. Each is summarised below.    

east and west sides:

• An access road with turning circle to accommodate
buses and coaches (on Eastern side only)

• Set down point for mini-buses

• 'Kiss and ride' drop-off area

• Short stay car parking

• Taxi rank and potential office

• Bus stands for east-west movement (on the western
side only)

Midland Road Crossing

4.2.6

Every effort must ensure that engineering considerations

of the Midland Road crossing are fully integrated with
landscape and architectural design of adjacent areas. The
crossing should be designed in three-dimensions as a

street, incorporating a 6.0m carriageway to facilitate bus
movement. 

4.2.7

Piecemeal design is to be avoided. Moving from west (the

existing Midland Road) to east (the approach to the
Neighbourhood Centre), the key strategic urban design
performance criteria are as follows:

• Station Plaza - The new Station Plaza, created
outside the main station entrance, is to be designed

as a high quality pedestrian space. Car parking is to
be re-positioned to facilitate this.

• Station Plaza to Station Island South Main Street
crossroads -  staggered bus stops are to be placed on

flat ground before the ramp starts. An upgraded
footpath and cycleway links to Mill Road. Vegetative
screening is required alongside the Talbot Road back

garden fences. Here, the ramp is to be flush with an
attractively landscaped railway embankment (on land
partially occupied at present by the car park north of

the Station building).

• The railway bridge - there are three key matters that
the Council will focus on in ensuring the railway
bridge design is of high quality: 

-    to ensure that the parapets and safety barriers on

the bridge and on along its approach are to be
sensitively designed to avoid any negative visual
impact and are compatible with wider plans

articulated in this Development Brief. The potential
visual dominance of the P6 safety barrier needed
over the railway is of particular concern;

-    to avoid excessive use of safety fences such as

double box beams if possible;

-    to ensure that attention is paid to the aesthetic
quality of the bridge elevations. The Council
wishes to see that, for instance, attractive

modulation of the concrete or else well-designed
cladding is incorporated.
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Station Island South Main Street

A section through Station Island South

rear parking and servicing 
areas

buildings face
onto the new
Ise Valley Town
Park

• Station Island South - the Council considers it of

primary importance that the safety barrier
requirements of the approach to the bridge between
the bridge and the new crossroads on Station Island

South are integrated with urban design intentions for
adjacent frontage buildings. This is a key gateway to
WEAST and needs to be designed as such. Free-

standing, unsightly safety barriers are to be avoided
here, with safety requirements incorporated into
reinforced adjacent building facades. Procedurally it

may be necessary to incorporate temporary safety
barriers in the first instance, but these will need to be
replaced with a more sensitively-designed solution as

designs for neighbouring buildings are worked up in
detail. Buildings are to be positioned close to the
crossroads to emphasise the gateway status. Large

visual highway engineering sightline splays are to be
avoided as far as possible. 

• The Ise Valley Causeway - as the new extension to

Midland Road passes east of the crossroads, it
adopts the character of a causeway, sensitively
designed in relation to the adjacent Ise Valley Park.

Generous planting of the embankments should be
incorporated to soften the impact of the structure as
much as possible. New footpath links will need to be

provided on the western valley sides (both north and
south of the causeway) linking with the new footpath
to run alongside the river. The small bridge over the

Ise and any other similar structures required for flood
mitigation, will need to be designed to accommodate
attractive and appealing footpaths. As the causeway

ramps up on the eastern Ise Valley sides, on the
approach to the Neighbourhood Centre, surface
detailing and street furniture should blend

harmoniously with designs for the new High Street.

Station Island South Main Street

4.2.8

This 200m long street will form the main spine of Station
Island South. It comprises an intensive mix of uses, with

buildings potentially extending up to six storeys in places.
A 6.0m carriageway will facilitate bus movement.
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Figure 4.4 Street cross sections

Avenue

Local Street

Mews / Shared surface

Avenue

4.2.9

The principal spine extending along Station Island North
should be designed as an 'avenue'. This will be given a
formal design treatment, predominantly three storey

townhouses and two or more storey business units
emphasising the primary status of the route. Flexible
frontages are encouraged on the east-west route. 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 an urban character.

A 6.0m carriageway will facilitate bus movement.

Local streets

4.2.10

The local streets are more intimate in character and scale

than the principal avenues. 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

4.2.11

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 have

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. 

4.2.12

The philosophy of creating a permeable urban structure

that is fully integrated as far as is possible with
surrounding areas means that maximising the number of
ways into the centre on foot, by bicycle and by controlled

vehicle access is encouraged.
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follows government guidance contained in PPG3, for

instance, and is clearly stated in the "Parking:
Supplementary Planning Guidance" (March, 2003)
document prepared by Northamptonshire County Council

and adopted by Wellingborough Borough Council, which
sets out the parking standards that will be applied. Table
4.1 summarises these parking standards for cars, cycle

and lorry parking.

Shared parking for mixed use development

4.2.18

In order to make efficient use of land, shared parking is

encouraged within public squares. 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.

Residential parking standards

4.2.19

In applying the adopted 'Parking Supplementary Planning
Guidance' standards 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 for each detailed planning

application submitted to the Council for approval. Further
parking can be provided on-street or in local squares.

4.2.20

There are six options for the placement of parking

spaces:

• On the street

• Small car parks incorporated into squares in the
public realm

• In garages. All stand-alone garages must be situated
at the rear property line, recessed from the dwelling's

front elevation to reduce the visual impact of the
garage from the street. However, in limited instances
in mews settings garages can be incorporated into

principal elevations, as described in 4.2.1 above,
though this should not predominate.  

• On garage driveways. This will only be permitted on
the stretch of driveway in between the face of the

garage and the front elevation of the dwelling. This will
be counted as a parking space in the calculations
referred to in para. 4.2.17 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.

Designing-in traffic calming

4.2.13

Passing traffic is encouraged through the centre to create
life and promote this as a location for appropriate non-
residential uses. However, measures will be needed to

ensure that traffic speeds are suppressed and a
comfortable pedestrian environment is created. Hence,
the block structure is designed to incorporate a range of

measures to calm traffic, including:

• frequent surface level pedestrian crossings;

• frequent local access junctions perpendicular 
to the main streets;

• change in surface treatment at key junctions;

• on-street parking.

4.2.14

In the quieter mainly residential areas on the eastern

fringes of Station Island North 'home zone' principles will
be applied, ensuring maximum 20mph design speeds are
applied. 

4.2.15

To help achieve traffic calming objectives and to enhance
the overall quality and character of public spaces, the
concept of 'tracking' will be applied, as expressed in

"Places, Streets and Movement: A companion guide to
Design Bulletin 32" (DETR, 1998). 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 Mill Road and Midland Road

4.2.16

Beyond the site boundaries, it is proposed that

streetscape improvements are introduced to Mill Road
and Midland Road. This will include traffic calming,
improved parking arrangements and other landscaping

measures to improve the appearance of these streets,
highlighted through a traffic impact assessment.    

Car parking standards 

Overall philosophy

4.2.17

The quality of the environment is likely to be improved if
reduced levels of parking are applied. This philosophy
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Table 4.1 Summary of parking standards for non-residential uses 
(extract taken from "Parking: Supplementary Planning Guidance", WBC, March, 2003)

Use Description Car parking standard Cycle parking standard Lorry parking standard
Class (maxima – area refers (minima – area refers

to gross floorspace) to gross floorspace)

A1 Shops 1 space per 25m 2 1 space per 200m 2 On-street servicing for small units.

Dedicated rear unloading bay 

for supermarket

A2 Financial and professional services 1 space per 25m 2 1 space per 200m 2 On-street servicing

A3 Food and drink 1 space per 14m 2 1 space per 60m 2

B1 Offices, research and development 1 space per 30m 2 1 space per 200m 2 First 235m 2 – 1 unloading/

and light industrial manoeuring space per unit

B2 General industrial 1 space per 55m 2 1 space per 500m 2 235m 2 – 800m 2 1 unloading/

waiting space per unit

Over 800m 2 – 1 loading bay plus 

waiting space at each bay for 1 

additional vehicle of the largest 

type likely to be used for 

servicing requirements

C1 Hotels, motels or guest houses 1 space per guest bedroom 1 space per 10 bedrooms On-street servicing

D1(a) Medical/health services 3 spaces per consulting room 1 space per 3 

consulting rooms

D1(b) Creches, day nursery and day centres 1 space per 25m 2 1 space per 3 car spaces

D1(c)(1) Primary schools Full time staff 1:1 5 spaces per classroom 

Other staff 1:2

D1 Art galleries, museums and libraries 1 space per 30m 2 1 space per 15 staff 

(d,e&f) plus 1 per 50m 2

D1(g&h) Public halls, exhibition halls 1 space per 15 seats 1 space per 10 seats

and places of worship

• 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

Disabled parking

4.2.21

10% of all car parking space, including that in residential

developments, is to be provided to mobility standards.

Cycle parking

4.2.22

All use types are to incorporate secure cycle parking

facilities, as set out in Table 4.1. For housing a minimum 

standard of one dedicated cycle parking store 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.

4.2.23

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.

4.2.24

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 community facilities, workplaces or
places of entertainment where longer stay parking is
anticipated. 
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Figure 4.5 Landscape structure

This map is based on Ordnance Survey material
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Motorcycle parking

4.2.25

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

Lorry access and parking

4.2.26

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. Small-scale

dedicated HGV parking areas will need to be provided to
serve employment areas towards the northern end of
Station Island North. A more strategic lorry parking area

is proposed for land north of Finedon Road. 

4.2.27

The management of construction traffic movements will
need to be demonstrated via the preparation of a routing

plan for lorries for each phase of the development (see
5.3.1).

4.3 A landscape structure of places 
and spaces

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;

• To interconnect a range of urban spaces, such as the
station plazas, smaller neighbourhood squares and
courtyards.

4.3.2

It is important therefore that new development should be
seen as integrating with, and being part of, its
surrounding context.  Existing landmarks, such as the

mature trees at the northern end of Station Island North
and the historic route of Mill Road that can help to
visually and physically tie the new development into the

surrounding context.    

Landscape structure

4.3.4

The proposed landscape structure is illustrated in Figure

4.5. This indicates:

• The Ise Valley Park, which abuts Station Island along
its eastern edge, will constitute the principal green
open space. Particularly close attention needs to be

given to the design of building frontages along this
edge. The boundary is defined by the limits to the
flood plain and therefore will form a fixed edge, highly

visible from Wellingborough East on the other side of
the valley.  The Ise Valley, whilst providing a natural
point of separation between Wellingborough East and

the existing town, provides an opportunity for both
parts of settlement to look towards it, and will help
Wellingborough East to define its own, if related,

identity.

• A series of green links which act as

– recreational routes between the Ise Valley Park 
and Station Island,

– swales that form part of the Sustainable Urban 
Drainage System (SUDS),

– wildlife corridors,

– visual corridors linking the existing town and 

Wellingborough East.

Parc de Bercy, Paris
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• A series of public squares, providing focal points

within the area. These comprise 

– a plaza either side of the railway station;

– a landscaped space north of Mill Road, where the 
cycle track will need to meander up the valley          
slope and elsewhere within the various quarters 

of the neighbourhood;

– a new hub for Station Island North at the 
connecting point to the future second local centre.

• A block of woodland to the north, abutting 
Finedon Road.

• Formal avenue planting along the principal streets.

4.3.5

All public spaces are to be fronted by buildings. Blank
gables ends and rear gardens fences will not be
permitted as this undermines the quality of spaces and

their potential security.

4.3.6

Following the principles set out in the Borough Council's
'Building Better Places' design guidance report, public

open spaces are to be designed with high quality
materials that strengthen local identity and stand the test
of time.

Encouraging public art

4.3.7

Imaginative public art and street furniture should be used
to add character and life to public spaces and reinforce
the quality of Station Island. 

Respect the existing topography

4.3.8

It is important that the new development makes the most
of the opportunities provided by the particular

characteristics and features of the existing landscape. 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.

Area

A

B

C

D

E

F

G

H

Gross
ha

Designated 
land use

residential Community 
and 
commercial

Employment

Net ha1 Min.
SC%

M2

Total 26.3 467 41,242

Station Island
North

Ref.

South of Mill
Road4

Station Island
South

Station
Interchange

Former Higgins’
Builders Yard6

Station Car
Parks (south)

Midland Road,
railway and
embankment

Railway line
(south)

14.2

1.3

4.8

0.6

0.8

0.87

3.0

0.8

Mixed residential
and employment
use

Mixed residential
and employment
use

Mixed use
including: hotel,
employment,
residential,
leisure, live/work

Public transport
interchange

Mixed residential
and employment
use

Car parking

Road, railway
line and
embankment

Railway line

Net ha Min.
DPH

No. DV

6.19

0.51

1.53

0.69

50

50

605

60 41

309

25

92

0.4 ha LEAP

0.3 ha 

500m 2

0.07 50 350

1.91 60 11,460

2,100

27,332

50

505.462,3

0.42

1 Nett areas exclude strategic infrastructure and public open space (as per PPG3)
2 Includes existing employment
3 Includes proportion of live-work (Figure 4.1 indicates 1.85 ha, with a minimum 25% employment component per unit)
4 Provision for a 0.5 ha station-related multi-storey car park site is incorporated into indicative layouts and excluded from residential and employment

calculations (estimated at 600 spaces over 5 levels = approx. 14,850 m2 floor area) 
5 Provided as part of mixed use development
6 Assumes split of 90% residential and 10% employment
7 Anticipates provision of a 400 space multi-storey car park of approximately 9,900 m2 floor area

Table 4.2 indicative land use mix
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Local public open space management

4.3.9

The Borough Council is keen to work with developers to
devise a locally based arrangement for the management

and maintenance of open spaces. This could take the
form of a neighbourhood trust. Station Island South is to
include an Ise Valley Town Park visitors centre. Two

potential locations are suggested - on the main
pedestrian and cycle route between the railway station
and neighbourhood centre, or else to the north of this on

a naturally raised area of land overlooking the valley. 

4.4 An interwoven mixture of uses

4.4.1

The indicative land use mix is illustrated in Figure 4.1,

and summarised in Table 4.2. This layout mix provides an
indication of the type and quantum expected to be yielded
once the development principles and advice contained in

this Development Brief have been applied. However, it is
not a prescriptive accommodation schedule and will be
applied flexibly. 

4.4.2

Six interconnected 'character areas' are envisaged, each
with a different land use mix:

1 Former Higgins' Builders Yard, which is currently a
vacant site proposed for residential development, and

accessed via Talbot Road;

2 The Public Transport Interchange, with small-scale
ancillary shops / cafes alongside;

3 Station Island South, which is likely to comprise an
urban, formal character, comprising a high density

mix of

– townhousing and flats

– Offices, potentially incorporating an HQ building

– A hotel of say 2,500 sqm

– A sports /leisure facility of say 1,000 sqm

– A health and fitness club of say 1,000 sqm

– Small-scale retail units (inc. 
bars/cafes/restaurants), combining to an aggregate
of say 500 sqm

– Possible Ise Valley Park Visitor Centre

– Potential decked parking structure 

4 The western fringes of Station Island North, where

predominantly employment uses that are not noise
sensitive (B1) will be placed;

5 The south-eastern fringes of Station Island North,
which will be predominantly residential and designed

in an informal way, with green fingers (incorporating
SUDS) extending into the park;

6 The northern end of Station Island North, which will
be promoted as a high quality business environment.

It will be integrated into the surrounding area but will
have a very distinct character. High environmental
standards will be applied, with buildings will be

orientated to the south, making the most of solar gain.

4.4.3

Some flexibility will be permitted in determining the
optimum mix, but the principles of this approach will be

promoted strongly.       

Mile End Park
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The approach to live-work

4.4.4

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. Each live-work unit should have a minimum of

40 sq. m. of definable functional workspace in addition to
the residential element. Internal uses may be horizontally
or vertically split. It is not expected that more than two

bedrooms be included in each unit as live-work units are
unlikely to be considered suitable for family
accommodation. The workspace needs to be capable of

accommodating the whole range of B1 uses, including
light industry. Easy access for bulky goods and materials
should be provided with double doors (2m width), high

ceilings and lifts, where necessary. Where market
conditions dictate that live-work units are to be unviable in
the short term, within the areas identified for live-work in

Figure 4.1, residential properties are to be designed to
facilitate changes of use over time (with high ceilings and
well-placed circulation cores, for instance).  

Designing-in flexibility

4.4.5

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. 

The principle of 'use transitioning'

4.4.6

Developers are required to apply the principle of

'transitioning'. As illustrated in Figure 4.6, this involves the
transition between neighbouring uses being carefully
managed. Changes between land uses occurs at the back

of plot (rather than between different sides of a street),
with hybrid 'live-work' uses introduced where appropriate-
grading change of use in a subtle way to ensure

compatibility. 

20m

20m

15.5m

6.0m

Larger-scale industry, 
warehousing and distribution (B2/B8)

Figure 4.6 The principle of  ‘use transitioning’

Light industrial (B1)

Live-work units

Residential


