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Borough of Wellingborough Local Plan 
Alterations (2004) 

The Wellingborough Alterations plan was adopted in 
March 2004. Supporting paragraph 9.63 characterises 
land to the East of Eastfield Road by a mixture of uses 
and vacant property, which suffers from environmental 
and traffic problems. The site is brownfield and likely 
to be contaminated by past industrial activities, thus 
a remediation strategy will be required. The site 
is also located between the town centre and the 
Wellingborough East expansion. 

Policy U14 relates to land  allocated at Wellingborough 
East, for mixed-use development including 2875 
dwellings, 110.8 hectares of employment land, 9 
hectares of leisure uses, community and social 
facilities, and open space.

It proposes a regulated development programme 
taking up, previously developed land first in an outward 
expansion of the existing built-up area.

Site specific policy U20 allocates land to the East of 
Eastfield Road for mixed use developments, based 
primarily on housing and retained employment uses. 
Proposals for the site should include the retention of 
at least 2.5ha of allotments, the conservation of the 
existing lake and woodlands as publicly accessible 
open space and a footpath/cycleway link between 
Finedon Road and Mill Road. Any changes of use of 
existing employment uses will be expected to be for 
housing purposes. 

Supporting paragraph 9.65 states that housing 
should be developed at a net minimum density of 35 
dwellings per ha and contributions towards facilities 
made necessary by Policy G25 in the Adopted 
Plan. Landscaping should also be in accordance 
with Policy G22 and also G18 concerning sites of 
Nature Conservation Value. It also notes that a noise 
assessment will also be required due to the presence 
of the railway track.
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5.1     Introduction

Before considering the nature of the development 
being proposed, it is important to understand how the 
scheme has evolved.

The Council’s Draft Development Brief process began 
in late July / early August 2003. Draft proposals 
contained within the Development Brief have been 
worked up within an evolving process of collaborative 
working, with  local residents, landowners, prospective 
developers, local authority councillors and officers and 
other key stakeholders.

The results of this evolving process have 
been amalgamated with consultant studies on 
contamination, archaeology, topographical survey, 
flooding and allotment ownership to establish a set 
of principles. These principles have recently been 
consulted on and the Draft Development Brief is in 
the process of being adopted as a Supplementary 
Planning Document. 

Bee Bee Development have also undertaken meetings 
with key stakeholders and have organised exhibitions 
of the emerging masterplan for the general public of 
proposals based on the principles established within 
the Council’s Draft Development Brief.

The proposed scheme has therefore been subject to 
considerable consultation and the accommodation 
of revisions to the scheme through the process. 
This accords with PPS 1: Creating Sustainable 
Communities, 2004, by taking an inclusive process to 
consultation.

5.0 Description of Proposal 

5.2     The Proposal

The proposal is for a mixed use, predominantly 
residential scheme, interspersed with small scale, 
retail, cafés, bars, employment and live / work 
studios on site which will create a vibrant mixed use 
community.

The proposed development offers 117,490 square 
metres of gross floorspace. Of this:

• Up to 1,006 dwellings (Class C3) 
• Up to 27 live work units (sui generis))
• Access roads
• Pedestrian and cycle routes 
• Up to 1,992 car parking spaces
• Up to 1,122 cycle parking space
• Up to 10.57 hectares of open space and 

landscaping
• Up to 400 sq.m of community uses to include a 

green classroom and crèche
• Up to 840 sq.m. of retail, financial / professional 

services and food and drink (Use Class A1, A2, A3, 
A4 and A5)

• Up to 11,343 sq.m. of employment space (Use 
Class B1). 

• Up to 10,344 sq.m hotel comprising up to 200 beds 
(keys) and ancillary uses 

•  Consolidated allotments

The site will be landscaped to a high standard and a 
central parkland area with pond is proposed. 

In addition, access roads and cycle routes are planned.
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Residential

A total of 1006 residential units are proposed which will 
be constructed in a blend of styles and building types.

A mix of one, two, three bedroom flats are proposed 
together with 19 three bedroom houses, 19 four 
bedroom houses and 27 three bedroom live / work 
units. The mix of apartments will compromise of:

• One bed units  454
• Two bed units  440
• Three bed units 74

Therefore, a significant proportion of about 65% of the 
units provide for family   accommodation in units of two 
or more bedrooms.

Retail

Small convenience retailing stores are proposed to 
meet the demand from the additional residential units 
at the site as well as providing a complimentary service 
for local residents.

There will also be active Class A3, A4, and A5 
uses which will be located around the central core 
overlooking the landscaped pond. They provide a 
service for local residents as well as acting as an 
attraction for people using the community facilities 
offered by the development. In this way the scheme 
will act as a staging place between Wellingborough 
Town Centre and the Midland Mainline Station.

Commercial

The scale and nature of the commercial 
accommodation proposed is expected to provide 
flexible accommodation for small to medium sized 
businesses and will essentially target the local market. 

Live /work units and studio workshops will provide 
incubator units for start up businesses and 
accommodation for small businesses. These will be 
located in the south west corner of the site and act as 
a buffer between the existing industrial units and the 
existing suburban dwellings in Eastfield Road.

Hotel

A hotel of 200 keys is proposed with associated 
car parking in the north east corner of the site with 
a restaurant, podium and bar /café use at ground 
floor level. The proposed hotel will be accessed from 
Finedon Road and creates a land mark gateway to the 
scheme.

Creche and Green Classroom

The Green Classroom will provide a local community 
facility for schools and residents. This learning facility 
is expected to be provided in the central parkland area 
in close proximity to the lake and the cafe.  The green 
classroom will be designed to effectively contribute to 
an improved environmental awareness among people, 
particularly children and young people.  They will have 
the opportunity explore and discover various ecological 
systems including the aquatic, soil and vegetation. The 
classroom can also be open to run courses, talks and 
seminars for young people and adults alike.

An early year’s crèche is also proposed to be provided 
on site.  This facility will cater for pre-school pupils.  
This initiative has the potential to be linked to the 
Green Classroom. 
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Allotments, Open Space and Landscaping

In accordance with Policy U20 of the Wellingborough 
Local Plan 2.5 hectares of allotments will be retained 
in an ‘L’ shaped area within the north west corner 
of the site. This will be a secure area which will be 
accessible to allotment holders only and have the 
necessary facilities for a much improved resource for 
local cultivation.

Open space provision covers an area of 10.25 
hectares. An important aspect of the design concept 
is the creation of a series of linked open spaces that 
retain where possible important existing features 
and habitats.  This new network of open space will 
encourage pedestrian movement by allowing people 
to access to most parts of the site. The landscape 
parkland centred on the former quarry pit forms the 
central focus of the site.  This place is at the heart 
of the scheme and will be bounded by a terrace 
overlooking the lake.

Urban squares provide a transition of spatial form 
and character from the parkland centre to areas of 
proposed built form. The requirement for the careful 
and intricate design of these spaces is further 
reinforced by existing topography and considerable 
changes of level in these locations.  This will 
necessitate the incorporation of terracing, ramping and 
the use of wide flight of steps.  The level changes will 
add further interest and innovation to the open spaces.

Private landscape spaces will vary depending on 
building type and location.  The apartment buildings 
will bound a semi - private landscape area.  All of the 
apartments have balconies or roof terraces overlooking 
this space.  The terrace houses and live/work mews 
buildings have private back gardens.

A comprehensive approach to landscaping across 
the site is proposed which establishes landscaping 
principles for the site.

Design layout and Architectural Form

The proposed public routes and open spaces will define 
the site layout and will connect with the existing residential 
streets to the south, east and north of the site, maximizing 
permeability and connectivity.

The proposed buildings adjacent to the residential 
properties will be primarily low-rise three storey buildings. 
These buildings will be a similar in scale to the adjacent 
residential properties. These will act as a buffer between 
the existing dwellings and the higher density residential 
buildings towards the centre and easterly boundary of the 
site.

The site from Eastfield Road on the west side to the central 
parkland falls in level by approximately 17 metres.  The built 
form of the development follows the existing contours and 
defines the edge of the parkland as an ‘inhabited wall’ as 
well as providing views to the east across the landscaped 
open space and beyond. It is intended to utilise the natural 
fall in level to create a development which maintains a roof 
level similar to the Eastfield Road houses.

The apartment buildings define the edge of the street 
and have an urban public side and soft private landscape 
courtyard in the centre.  These buildings have focus points 
at main piazzas and gateways to the scheme.

At the Eastfield Road entrance,  cafés and other small scale 
commercial uses will be located at ground floor to create 
an active urban place.  These uses spill on to the terraces 
to help animate the street and the public steps to the 
landscape parkland.

Access, Parking and Servicing 

The strategy has been to keep servicing and vehicular 
parking off street and this occurs at basement level to give 
priority to public spaces and desire to remove the traffic 
from the public realm. 

Secure cycle parking will be provided for all aspects of the 
development. The majority of cycle parking provision will be 
at basement level with a number of stands also provided at 
ground level.
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6.1     Overview

This section provides an evaluation of the proposals to 
be developed for the site against the planning policy 
context set out in  Section 4 of the Planning Statement.

6.2     National and Regional 
Policies
In terms of national and regional policies, a 
regeneration opportunity arises from the decline 
of historic industrial uses on the site. Delivering 
residential  development as proposed has been 
identified by national and strategic guidance as one of 
the key uses to regenerate brownfield sites in urban 
areas.

The brownfield status of this site, allied to the proximity 
to the town centre and railway station together with 
good public transport links provides an excellent  
opportunity for a sustainable development of a high 
density mixed use development, in accordance with 
the Urban White Paper, PPS1, PPG3, PPG4, PPG13, 
PPG17 and the Sustainable Communities Plan.

The opportunity outlined in the proposals for Eastfield 
Road is further enhanced by the drive for sustainable 
communities contained within the MKSM Sub Regional 
Strategy and RSS 8.

The site represents a key regeneration opportunity 
for the immediate local area, as well as having a 
wider context for WEAST and a strategic role for 
Northamptonshire within the Milton Keynes and 
South Midlands Sub Regional Strategy where 
Welllingborough, in particular, emerges as one of the 
principal focus areas for regeneration and new jobs 
and homes within the North Northamptonshire area.

6.0 Evaluation of Proposals

6.3     Local Policies

The importance of the future of the site within 
Wellingborough is clearly identified in the Local Plan 
(Policies U14 and U20) which designate the entire 
site for a residential led,  mixed-use proposal. The 
proposals concur with these aims and objectives 
and also meet the needs of a regulated programme, 
whereupon brownfield sites are developed ahead of 
other sites, in an outward expansion of the existing 
built up area of Wellingborough. 

The proportion of residential use proposed is 
supported by the local planning policy framework. 
It provides a balanced mix of uses and contributes 
to meeting the additional demands of housing in 
Wellingborough and the surrounding area.

A mix of housing types and sizes are proposed. 
Although the residential units are principally flats, 
they reflect the policy requirement to make the most 
efficient use of land. Moreover the houses and live / 
work units add to the diversity of mix and respond to 
the character of the surrounding area in accordance 
with Policies G1, E3 and H5 of the Local Plan.

In the past a key contribution of the site to the 
local community and Wellingborough has been the 
employment generation. However the site presently 
provides very few jobs with most of the current 
uses, such as storage and distribution, being of low 
employment intensity.

The site is in need of regeneration and there is an 
opportunity to reallocate employment opportunities 
on the site whilst achieving other planning policy 
aspirations and community benefits which are 
recognised at both local and strategic levels.



18

Significant employment benefits will be delivered by 
the proposed scheme which it is estimated in the ES 
will deliver between 700 and 800 additional jobs in 
a variety of employment uses, many of which will be 
taken up by local people. This supports the objectives 
of the Local Plan employment policies and will 
provide a valuable addition to the competitiveness of 
Wellingborough.

In terms of the small scale retail proposed, this will 
enhance the vitality and viability of the area whilst 
simultaneously providing a balanced mix of uses in 
accordance with the Local Plan.

The proposal includes approximately 10.25 hectares 
of open space which will be predominantly publicly 
accessible and  be landscaped to a high quality to 
create a diverse and attractive environment which 
concurs with the aspirations of the Local Plan. 

6.4     Land east of Eastfield 
Road Draft Development Brief

The Council’s Draft Development Brief  recognises the 
potential regeneration of the site within the framework 
for WEAST.

Chapter 4 in particular, of the Draft Development Brief 
(DDB) outlines the principles of planning and design 
that the Borough Council of Wellingborough believe 
should be adhered to. As shown below, we consider 
that our proposals adhere to each of these principles. 

An Integrated Community

The Draft Development Brief (DDB) includes an 
indicative layout “arranged to reach out and connect to 
the surrounding area, via:

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

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

•  The continuation of Talbot Road North into the 
scheme. 

Connectivity is a strong feature of our proposals. In 
accordance with the DDB, our proposals include the 
continuation of Talbot Road North, connections to the 
Finedon Road Industrial Estate, and an Eastfield Road 
entrance in close proximity to Leys Road. This Leys 
Road entrance, in offering easy access to the new 
piazza and central parkland, will encourage the use of 
these by the existing community.

Pedestrian and cycle routes are to be provided, with 
large areas of green space and several segregated 
access routes having been proposed. 

We support the Council’s aims to improve public 
transport around the site, and we are happy to plan 
around the development of bus services, and bus stops.  
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A framework of Squares and Streets 

We consider that our layout fulfils the DDB objectives 
for a clear hierarchy of streets, as well as offering 
legible permeable access.

 Several public spaces supervised by the occupants of 
surrounding buildings are included in the design of the 
proposed scheme – notably the large central parkland 
area. 

Green Spaces for People and Wildlife 

Our proposal meets both of the main aims of the DDB’s 
landscape strategy. It retains and enhances important 
existing features and habitats; and it provides a new 
green public open space network that provides a range 
of wildlife habitats whilst sensitive balancing human 
access. 

Avenue tree-planting will also help shape the character 
of many aspects of the site, whilst also providing a 
habitat for wildlife; notably birds. Where possible, 
mature tress have been retained. 

High Quality Allotments

The existing allotments to the north of the site are 
shown within our proposals. These will continue to 
provide a valued facility for the local community and a 
green, wildlife corridor.  

A Mix of Housing and Other Uses

Our proposals show a mix of housing and other 
uses, as is encouraged in the DDB, and also in local, 
regional and national planning guidance. The density 
of our development proposals is however higher than 
those set-out in the DDB. We consider that this reflects 
national and regional policy, market demand, and the 
needs of the site. 

In response to the demands of the residential property 
market in Wellingborough, the proportion of apartments 
to houses is higher than is set out in the DDB.  

A Strong Sense of Local Identity 

The use of landmark curved buildings at the entrances 
to the proposed development encourages vistas into 
the site, and provides an architecturally interesting 
surface. 

In terms of massing, a mixture of three and four storey 
buildings is proposed. Four storey buildings have been 
places where they add value in terms of supervising 
public spaces, or where as a result of their proximity 
to the railway, they are unobtrusive. The three storey 
buildings have been planed in locations appropriate 
to forming a tectonic relationship with the adjacent 
existing housing.  

We propose to erect the buildings using a variety of 
styles that are rich in architectural quality; which are 
contemporary, and yet sympathetic to the surrounding 
residential neighbourhoods and to Wellingborough’s 
vernacular.
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Sustainability

Sustainable development seeks to improve the quality 
of life without undermining the quality of the natural 
environment. There are a number of factors that affect 
this important objective ranging from energy efficiency 
and protecting natural resources through to community 
consultation and the construction methods employed. 
When assessing the proposals against this criteria 
the proposed development is considered to be highly 
sustainable.

It contributes to a sustainability pattern of development 
by delivering the mixed use regeneration of an urban 
site close to the town centre and at a location that is 
well served by public transport.

The mixed use development proposed is one of 
the principle sustainable development objectives 
at a national level. Through developing a variety of 
uses within one location the proposals enable other 
sustainability objectives to be achieved, for example 
reducing the use of the private car by enabling people 
to live and work in the same location and within 
walking distances to local amenities.

Housing demand which has been identified in national, 
regional and local policies has to be met through 
increasing residential densities, using brownfield 
and underdeveloped sites. In order to meet this 
residential demand the proposals put forward which 
take up, previously developed land first, in an outward 
expansion of the existing built-up area, clearly fulfil all 
of the policy criteria outlined.

A best practices approach to design, construction 
and operation of the development will also embody 
the aspirations and aims of sustainability as set out 
in the Sustainable Communities Plan. This is ensured 
through detailed design by a commitment by Bee Bee 
Developments to achieve a BREEAM / EcoHomes 
rating of very good. 

This reflects the commitment to a high level of 
sustainability whilst also recognizing the high priority 
that has been placed upon aspects of the design 
that are not recognized by the BREEAM / EcoHomes 
scoring system including the street, the creation 
of publicly accessible spaces and the location of 
vehicular parking below ground.

The open space provision constitutes an important 
element of community infrastructure both in terms of 
informal and formal spaces, semi public and private 
space. Furthermore ecological enhancements such 
as improvements to the pond area, will enhance the 
biodiversity of the area creating and managing a 
wildlife habitat that can be enjoyed by the existing and 
future community of the area.

A Fully-integrated Sustainable Urban 
Drainage System (SUDS)

SUDS will be incorporated wherever practicable into 
the proposals to slow down the rate of discharge, 
minimise run-off into the River Ise and avoid 
aggregating any flooding potential which is accordance 
with the DDB.
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The principle for mixed-use redevelopment at the 
site is well established in local planning policy as it is 
designated in the Wellingborough Local Plan (policy 
U20) and as part of WEAST, a Strategic Development 
Area. Moreover Policy U14 relates to a regulated 
development programme taking up, previously 
developed land first, in an outward expansion of 
the existing built-up area. Clearly the proposed 
development concurs with the principals set out within 
these key policies.

In accordance with national and regional planning 
policy guidance, the proposal for the comprehensive 
redevelopment and regeneration of this largely vacant 
old industrial brownfield site for a diverse mix of uses 
also concurs with the criteria set out in the Sustainable 
Communities Plan, PPS1, PPG3, PPG13, PPG17 as 
well as RSS 8 and the MKSM Sub Regional Strategy. 

The re-use of the site for industrial or storage and 
distribution is not considered appropriate given the 
proximity of residential properties and streets.

The nature and principle of the proposal has been 
subject to extensive consultation with Wellingborough 
Borough Council, statutory consultees, local interest 
and amenity groups, and the local community. The 
proposed scheme has evolved considerably as a result 
of this consultation.

The Transport Assessment confirms the capacity of 
the local public transport network and that impact of 
additional journeys on the highway will be acceptable.

The site will also become highly permeable with 
existing routes linking the adjacent residential area to 
the proposals and railway station beyond. 

7.0 Conclusion

Community benefits will be delivered through the 
provision of extensive range of new community 
facilities such as the ‘green classroom’ and high quality 
landscaped publicly accessible open space. which will 
be available for existing as well as future residents of 
the area .The open space comprises 63% of the site 
area through a diverse range of new environments. 
Improvements to the existing allotments, pond and 
linear park adjacent to the railway will promote 
the Council’s strategy of encouraging the use and 
enjoyment of open space. 

The proposed development adopts best practice to 
provide a design of the highest quality in terms of 
architecture, urban design and sustainability. The 
design will result in a high quality urban environment 
that integrates with its surrounding area and provides 
a landmark to the railway station and surrounding area 
that will act as a beacon to regeneration. The delivery 
of a highly sustainable development is ensured through 
the commitment that a BREEAM/ EcoHomes rating of 
very good will be achieved.

The Environmental Statement has addressed the 
potential environmental effects of the scheme and 
it does not give rise to any unacceptable harm. 
Adherence to the mitigation measures in the 
Environmental Statement and agreement with the 
Council of a careful construction management process 
will ensure local residential amenity is protected.

The development will therefore deliver considerable 
regeneration benefits for the surrounding area and 
Wellingborough as a whole complementing the other 
regeneration schemes in the area and supporting the 
services at the nearby Town Centre. In this way, the 
site’s regeneration potential will be achieved as a key 
redevelopment opportunity within WEAST, assisting the 
Council’s vision for the comprehensive regeneration of 
this area.

The proposal meets all of the key criteria set out within 
national, strategic and local planning policy guidance 
and will result in substantial regeneration benefits at a 
site which is complicated and costly to redevelop.






