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5.1 Applying high standards of sustainable
development

5.1.1

The Borough Council will work to ensure the highest
possible standards of sustainable development. This is
something the Borough Council places great importance

on, as outlined in the report "Building Better Places: How
to contribute to sustainable development" (WBC, April
2003). This document has been formally adopted as

Supplementary Planning Guidance, and as such
developers are required to have paid regard to the advice
it offers prior to any planning submission. 

5.1.2

To ensure that the Station Island site is developed as an
exemplar of sustainable development, the Borough
Council strongly urges developers to achieve the following

Building Research Establishment Environmental
Assessment Method (known as BREEAM) standards to
the standard classified as "very good" or "excellent" in the

following categories:

5.1.3

Ensuring these standards are met, will involve developers
undertaking an assessment and ensuring validation by

certificate. For residential development the BREEAM
terminology is "EcoHomes." The BRE EcoHomes Rating
Prediction Checklist is provided in Appendix A, which sets

out the range of issues to be addressed and can be used
to give an approximate indication of a standard.  

5.1.4

The BREEAM scheme has the flexibility to accommodate

a variety of constraints. Optimising the intrinsic
sustainability attributes of Land East of Eastfield Road in
accordance with the planning principles contained in this

Development Brief provide a good starting point for
achieving EcoHomes points. Developers are strongly
urged to demonstrate how building specifications are to

be employed that ensure the minimum "very good"
sustainability standards are achieved.

5.1.5

Initially developers should contact the Building Research
Establishment (BRE):

BREEAM Centre
BRE

Garston
WATFORD WD2 7JR

t 01923 664462
e ecohomes@bre.co.uk

w www.bre.co.uk/ecohomes

5.1.6

The required certificates are most easily and cost
effectively achieved for any building if advice is sought at

the earliest design stage from a registered assessor. 

5.1.7

Where buildings contain a mix of uses, which is
encouraged throughout the development, the BREEAM

schemes can be shaped to assess these.

5.1.8

A BREEAM Certificate will be requested at the design
stage, to accompany the detailed planning application.

5.1.9

Should outline planning permission be sought in advance,
submissions should include a schedule defining the
sustainable features that will be employed to achieve the

ratings, including targets and specifications where
appropriate. This should be prepared with the assessor.

5.2 Comprehensive development

5.2.1

The creation of an expanded transport interchange and
adjacent mixed use area on Station Island is of strategic
significance to the Borough Council as part of its wider

Wellingborough East plans. A piecemeal approach to
development would therefore be unacceptable as it would
be unlikely to result in a satisfactory form of development

with all of the required sustainability features relating to
transport, landscape and sustainable drainage, for
instance.

5.2.2

It is essential that the site should be developed in a
comprehensive fashion, with an approach to urban design
and phased implementation that fully captures the

development potential. 

5.2.3

The Council will therefore take a proactive role in working
with the Wellingborough East landowners consortium and

other independent landowners in the area to facilitate
development in accordance with the Development Brief.

5 Development process

Building type Rating scheme Standard

Residential EcoHomes (2002) Very good +

Offices BREEAM for Offices (2002) Very good +

Industrial BREEAM 5/93 Very good +
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5.3 Phasing

5.3.1

The main factors influencing the phasing of development

are anticipated to be:

• The new Midland Road crossing – opening up the
Station Island site 

• Railway station parking provision. This may require:

– temporary replacement parking on the former
Higgins' Builders Yard to allow for construction of the
Midland Road crossing;

– a more permanent decked car park to be

incorporated on Station Island once the crossing has
been constructed;

– a potential decked  car park to the south of the
railway station to lessen the land take for parking on

Station Island and balance parking provision between
east and west sides. Temporary additional parking
may be required on Station Island during the

construction of this new facility.

• Railway-related development procedures – time will
need to be built into programmes to make allowance
for railway consents required for works affecting the

railway.

• A new combined pedestrian and cycle bridge over the
railway tracks, linking the existing station building with
the new facilities on the eastern side. A connection

between the new bridge and Wellingborough East's
neighbourhood centre via a strategic
footpath/cycleway will be required from 

the outset.

• Access and site servicing – the main circulation
network, including the new bridge connecting with
Midland Road and road infrastructure on Station

Island South will need to be in place as early as
possible. Any large-scale development of Station
Island (north) will require the creation of access to

Finedon Road.

• Management of construction traffic – submission of a
routing plan for construction traffic will be required.
This plan will need to show routes that have to be

followed into and out of the site extending out to the
Strategic Road Network (i.e. the A45, M1 and A14). It
will also need to be referred to in contracts let for bulk

haulage of soil, for supplies of construction materials,
bringing plant to the site and for any businesses that
are established as part of the development.

• Commercial mixed-use facilities – clearly the take up

of commercial facilities (offices, shops, hotel etc) will

be influenced by market demand, though the Council

will wish to see a core of facilities clustered to create a
lively mixed use quarter from the outset. 

• Off-site transport improvements, such as streetscape
improvements to Midland Road

• River Ise flood protection improvements;

• SUDS – The SUDS network will need to be devised

and implemented in a comprehensive way.

• Ise Valley Town Park and visitor centre

• Structural planting – This should be phased so that
public open spaces are open and accessible in
conjunction with the development programme.

• Land remediation and ground preparations;

• Relocation of incompatible uses;

• Ground preparation and remediation;

• Children’s play area – the NEAP planned to be

incorporated within the Ise Valley Park should be
provided at the same time as nearby residential
development;

• Affordable housing – affordable housing provision

shall be phased proportionately with adjacent market
housing in accordance with the requirements of the
'Affordable Housing Supplementary Planning

Guidance' document. The developer will need to
submit a plan to be approved by the Borough Council
which subdivides the phase into a series of plots or

tranches, indicates the order in which the plots are to
be brought forward for development and details the
number of affordable dwellings to be built in each

tranche of that particular phase.
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5.4 Design and development process

Planning application requirements

5.4.1

Detailed planning applications must accord with 

• each of the relevant policies contained in 'The
Borough of Wellingborough Local Plan Alterations:
Proposed Modifications' document (September,

2003), and relevant supplementary planning guidance
summarised in this Development Brief. 

• with the overall strategic intention and development
principles contained in the 'Wellingborough East

Development Framework' document; and 

• the detailed requirements of the Station Island
Development Brief.

5.4.2

Advice on information required in support of an Outline

Planning Application is provided in the Wellingborough
East Development Framework SPG. Detailed applications
for planning permission will need to be accompanied by:

a) Drawings

5.4.3

In making an application for planning permission, it is vital
to present a clear and accurate picture of what exists and

what is proposed. Drawings must be to scale, with
sufficient detail to show the proposals in context. This
should include:

• A location plan

– preferably to 1:1250 (no smaller than 1:2500)
– Outline the application property
– Show in relation to surrounding area

– Vehicular access

• Details of existing site layout
– typically 1:200
– the whole property, including all buildings, 

open space and parking
– tree surveys

• Details of proposed layout
– typically 1:200

– the siting of all new buildings and landscape 
in context

• Floor plans
– scale 1:50 or 1:100

– including the relationship to adjacent buildings

• Elevations
– scale 1:50 or 1:100 

– show every elevation
– include details of materials and 

external appearance
– show elevations in the context of adjacent 

buildings, where appropriate

5.4.4

Photographs, perspectives and models will be strongly
encouraged to help communicate the proposals in three
dimensions.

b) Design statement

5.4.5

As set out in PPG1, applicants should provide a written
statement setting out

• the design principles and design concept adopted in

relation to the site and its wider context;

• outline how these are reflected in the development's
layout, density, scale, visual appearance and
landscape;

• explain the purpose of the proposed development and

how the site relates to its wider area - providing a full
site and area appraisal where necessary

• explain how the development will meet the local
authority's urban design objectives

• include an executive summary where this would be

useful for public consultation

5.4.6

In addition, the Borough Council will strongly encourage
applications to be accompanied by 

• A provisional Secured by Design Certificate

• A completed BREEAM Certificate

5.5 Railway-related procedures

5.5.1

A series of railway consents are required for works
affecting the railway. Adequate time allowances need to

be built into development programmes and developers
are urged to liaise with Network Rail at the earliest
opportunity.  

5.6 Management

5.6.1

The Council will work with developers to establish a clear

management strategy for all public open spaces.
Financial arrangements will be agreed as part of Section
106 negotiations.
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5.7 Further studies

5.7.1

The Borough Council is currently in the process of

preparing a 'Wellingborough East Employment Scoping
study.'

5.8 Outline of planning obligations

5.8.1

As outlined in the SPG published by the Borough Council
'Guidance on the Use of Planning Obligations', in order
for planning permission to be granted developments of

this scale and importance will require developer
contributions to made under the provisions of Section 106
of the Town and Country Planning Act 1990 (or where

they relate to necessary highway works, under Section
278 of the Highways Act 1980). These obligations will
usually be linked to the Outline Planning Application and

guidance is provided within the WEAST Development
Framework SPG on the overall topics for inclusion.       

5.8.2

Where relevant, developers will be required to enter into a

legal agreement with the Local Planning Authority which
will address the following matters in terms of their
funding, provision and timescale:

1 Off-site transport improvements.

2 Housing, including the provision of affordable housing

and contributions towards training and construction
skills, and environmental design specifications. 

3 Education, relating to school transport, new primary
school and nursery provision and a reserve site for a

secondary school.

4 Open space / leisure, including provision and
management of open space, creation of the Ise Valley
Park and a visitor/interpretation centre.

5 Community facilities, including creation of the

Neighbourhood Centre.

6 Archaeology, including requisite survey work and trial
excavations.

7 Employment and skills development provision,
including high office accommodation specifications,

the creation of a business innovation centre and lorry
parking areas.

8 Flooding mitigation measures as necessary.

9 Waste Management, including waste collection,
recycling facilities and composting bins.

10 Management and maintenance arrangements.

11 Miscellaneous, including provision of public art and
identification of appropriate burial sites.

13 General matters, namely upholding the following

principles:

- for phasing of development to take place in
accordance with the Wellingborough East
Development Framework SPG, this Development Brief

and where applicable the Wellingborough East
Employment Strategy.

- Agreement that the Development Brief and
Employment Strategy are to be subject to review after

five years

- All financial contributions are to be index linked from
the date of signing of the Agreement

- Developers are to meet the reasonable legal costs of
the Borough and County Councils

- Developers are to monitor occupations and notify the

Borough and County Councils at agreed trigger points
in relation to development phasing and provision of
community facilities. 


