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1.1   STATUS

1.1.1 This Design Brief has been prepared to support future Reserved 
Matters Applications for the Ise Valley Area of Stanton Cross. 
It has been prepared in  accordance with conditions 3, 4 and 5 
attached to both the Section 73 permission (ref: WP/15/00605/
VAR) and outline planning permission (ref: WP/15/00481/OUT). 

1.1.2 Condition 3 states ‘unless otherwise agreed by the local planning 
authority, no reserved matters application shall be submitted for 
development on any sub-area as identified in the 2015 Masterplan 
until and unless a design code and/or design brief for that sub-
area has been submitted to and approved in writing by the local 
planning authority’

1.1.3 Condition 4 states ‘each residential sub-area design code 
submitted to the local planning authority for approval shall 
consist of guidance and coding relating to the following 
matters for that sub-area unless otherwise agreed by the local 
planning authority: - character area overview; - public realm 
strategy; - movement network including route hierarchy, - block 
typologies; - building typologies; - open spaces and landscape; - 
environmental standards; - implementation’

1.1.4 Condition 5 states ‘each reserved matters application shall 
accord with the Planning Application Masterplan and Design 
Codes and/or Design Brief, unless otherwise agreed by the 
local planning authority, and shall be accompanied by a written 
statement which demonstrates how this is the case.’

1.1.5 This Design Brief responds by setting out the proposed approach 
to key elements of the scheme proposals. Notably;

• Development Framework (provided in Section 5),

• Movement (provided in Section 6),

• Green Infrastructure (provided in Section 7),

• Character (provided in Section 8), and

• Standards (provided in Section 9).

1.2   PURPOSE

1.2.1 Aside from meeting the specific requirements of Condition 4, 
the purpose of this document is to communicate the design 
process and principles of development within the Ise Valley and 
demonstrate how a high quality development can be delivered in 
accordance with the Outline Planning Permissions and approved 
Masterplan. 

1.2.2 It is a high-level brief that seeks to focus on good place making 
design principles that link the Masterplan Vision to the detailed 
design of the final scheme proposals, to ensure that the key 
development parameters relating to this part of the site, and the  
overarching urban and landscape design principles, are reflected 
in the emerging schemes. 

1.2.3 This document will form part of a suite of interrelated Design 
Briefs which cover each of the principal development areas 
across the entire Stanton Cross scheme. 

1.2.4 Those adopted thus far include Stanton Cross Neighbourhood 
Centre Design Code (August 2008) and, more recently, for the 
employment areas adjacent to Finedon Road, Parcels 3, 4 and 5 
Design Brief (February 2019).

1 .  INTRODUCTION

1.3   STRUCTURE

1.3.1 The document comprises 9 logically sequenced sections that form 
3 main chapters, as follows;

A. Foundations - context and vision for the Ise Valley

2. Context: Background, planning history, scheme evolution/
progress, summary of assessments and synthesis of specific 
opportunities and constraints.

3. Masterplan: Contextual development parameters and design 
principles

4. Planning Policy

B. Design Elements - placemaking components 

5. Development Framework: Block layout, use, mix, density and 
quantum.

6. Movement hierarchy: Vehicle, public transport, cycle and 
pedestrian.

7. Green Infrastructure: Landscape, recreation, play, drainage 
and ecology.

8. Character: Edges, entrances, corners and vistas (treatment 
and scale) & materials strategy

C. Delivery - the required standards and implementation methods

9. Housing standards: requirements of S106 and conditions and 
design detail and access specifications.



5

A. FOUNDATIONS B. DESIGN ELEMENTS C. DELIVERY

Site Context

The Masterplan

Planning Policy

Standards

Framework 

Movement

Green Infrastructure

Character

P
L

A

C
E M A

K
I

N
G



6

A ‘Design Principles’ box is 
located on relevant pages 

containing mandatory design 
information.

DESIGN PRINCIPLES

XXXX
• xxxx

• xxxx

• xxxx

1.4   DESIGN BRIEF APPROACH

1.4.1 The Design Brief (Part B) sets out the key development 
parameters and design principles that will ensure that the 
detailed design of the scheme realises the Masterplan and its 
vision for the Stanton Cross development. A balance between 
prescription and flexibility is provided by using a Placemaking 
Regulatory Plan and clearly defined design principles, together 
with indicative design precedents and graphics to illustrate how 
those key principles could be applied. 

1.4.2 The Placemaking Regulatory Plan within Section 5 has 
evolved from the site wide masterplan. It is not in itself a fixed 
development plan; that will be resolved through the detailed 
design process at the Reserved Matters stage. It does, however, 
clearly identify the more detailed placemaking components of 
the Ise Valley Area that are addressed within the Design Brief 
and where they should be applied within the detailed scheme. 
Thereafter, corresponding key Design Principles are provided, 
supported by written and illustrative graphic material, which can 
be cross-referred to the Placemaking Regulatory Plan to establish 
precise design requirements to be taken forward in the design of 
Reserved Matters proposals for the site. 

1.4.3 The Design Principles relate directly to the specific elements 
that Planning Condition 4 requires the Design Brief to address. 
The principles are clearly identified within status boxes on each 
relevant page (see example provided right).
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FIGURE 1: LOCATION PLAN
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2.  SITE CONTEXT

2.1   DESIGN BRIEF AREA

2.1.1 The Stanton Cross committed development site, encompassing 
approximately 339ha of green and brownfield land, is located on 
the eastern fringe of Wellingborough in Northamptonshire.  The 
site forms the main part of a Sustainable Urban Extension (SUE) 
allocated in The Plan for the Borough of Wellingborough (PBW). 

2.1.2 This Design Brief relates to the Ise Valley Area part of the Stanton 
Cross scheme that is located on the northern part of the west 
facing slopes of the ridge line that runs through the site, and 
therefore has a direct physical and functional relationship with the 
River Ise and Wellingborough itself beyond.

2.1.3 The Location Plan (Figure 1) shows the wider Stanton Cross 
scheme boundary and the Ise Valley Area boundary to which this 
document relates.  
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2004 - Allocated 
as SUE in 

Wellingborough Local 
Plan Alteration

2008 - Outline 
planning permission 

granted for 3,100 
dwellings

2017 - Permission 
granted for the 

‘Enhanced Scheme’ 

2018 - First    residential 
completions 

2019 - Route 4 Opens

2.2   PLANNING HISTORY & SCHEME EVOLUTION

2.2.1 The development of Stanton Cross has a long-established policy 
pedigree as it formed a major part of a strategic development 
allocation to the east of Wellingborough in the Borough of 
Wellingborough Local Plan Alteration adopted in March 2004. 
That Plan identified the site as the most sustainable option for 
developing Wellingborough, by offering the potential to utilise 
brownfield land and potentially maximising the use of the railway. 
It is currently allocated as a Sustainable Urban Extension (SUE) 
in the Plan for the Borough of Wellingborough (PBW) and is also 
highlighted in the adopted North Northamptonshire Joint Core 
Spatial Strategy (JCS) as a key part of the spatial strategy for the 
region. 

2.2.2 The site first received the benefit of outline planning permission 
(ref: WP/2004//0600/O) in 2008 for the construction of 3,100 
new homes, strategic B1, B2 and B8 employment areas and 
associated infrastructure. All detailed matters were reserved for 
future determination, except for the main access routes: southern 
access (Route 2), Midland Road access (Route 4), northern access 
(Route 6) and eastern access (Route 7) (Refer to Figure 7).

2.2.3 In 2015, to ensure the scheme’s viability and facilitate the full 
development at Stanton Cross, a number of changes were 
proposed to the permitted development scheme (the ‘2008 
Masterplan’). Most notably, these included the development of 
an additional 550 dwellings, and the deferment of the provision 
of the northern access road (Route 6) and eastern access road 
(Route 7). The changes were embedded in a revised Masterplan 
(the ‘2015 Masterplan’) that was fundamentally an evolution of the 
2008 Masterplan with the same development concept and core 
principles.

2.2.4 Formal approval of the “enhanced scheme” was sought through 
an outline planning application for the additional residential 
development (WP/15/00481/OUT) and a separate, but linked, 
Section 73 planning application that sought to amend some of 
the conditions attached to the 2008 OPP (WP/15/00605). The 
planning permissions were formally granted in February 2017 
following the signing of a new Section 106 Agreement. Full details 
of the approved 2015 Masterplan and its associated principles are 
set out in the following section. 

2.3   DELIVERY & IMPLEMENTATION

2.3.1 The delivery of Stanton Cross has been complex, partly due to 
the scale and nature of the development proposals and site, but 
also because of the viability issues that have delayed its delivery. 
However, since the approval of the 2015 Masterplan significant 
progress has been made in bringing the Stanton Cross scheme 
forward for development. Notably;

• The Midland Road extension (Route 4) has been constructed 
and opened to provide a critical community link between the 
development, the Neighbourhood Centre at its heart, and 
Wellingborough’s town centre via the railway station, which is also 
being developed as a transport interchange with integrated bus 
services. 

• The first 3 phases of residential development (Parcels 14, 15 & 
16) located close to the planned Neighbourhood Centre that will 
deliver a total of 519 dwellings have reserved matters approval 
and the development of Areas 15 & 16 are progressing quickly on 
site.

• The Reserved Matters relating to the first employment area 
(Parcel 3) north of Finedon Road have been approved. 

• Further Reserved Matters submissions in relation to residential 
areas in and around the Neighbourhood Centre and for key 
community facilities are also in preparation and will be submitted 
shortly.

• The River Ise flood compensation works have been completed. 
The detailed design of the Ise Park has now been revised to 
reflect the implementation of those works and the Reserved 
Matters Application for the Park’s detailed design has now been 
approved.

• The road link (Route 9) from the Midland Road extension to 
Finedon Road has been constructed to provide vehicular access 
to the Station Island development area, a direct bus avenue 
and a strategic pedestrian/cycle link that will ensure the areas 
integration with the town and wider development. 

• The detailed construction design of the access road connection 
to the A45 to the south (Route 2) is underway.
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2.4   ISE VALLEY AREA ASSESSMENT

2.4.1 A wide range of studies (of Stanton Cross) have been undertaken 
over a number of years and there is, therefore, a robust 
understanding of its characteristics and features. A summary of 
the key matters relating to the Ise Valley Area is set out below 
and a synthesis of the key technical constraints affecting the area 
is also illustrated on Figure 2. 

Landscape and Visual Amenity

2.4.2 The Ise Valley Area is contained by the south westerly ridgeline 
to the east and the built form of the town to the west. In this 
respect the area appears to visually relate more to the town than 
it does to the surrounding countryside. The Midland Mainline and 
floodplain do, however, act as physical and physiological barriers 
between the town and the site. Views out of the Ise Valley are 
contained and dominated by the town with St. Marys Church 

acting as a key visual reference point. 

Drainage & Flood Risk

2.4.3 The existing site drainage is determined by the topography and 
ground conditions. The site and surrounding area are dominated 
by west-east flowing River Nene and the north-south flowing 
River Ise (and their associated floodplains).

2.4.4 A Flood Risk Assessment (FRA) and comprehensive drainage 
strategy was prepared for the committed scheme as part of the 
original Environmental Statement. The FRA identified the required 
mitigation and flood storage requirements to control surface 
water discharge and compensate for floodplain storage loss 
through the development of the access routes.

2.4.5 The River Ise floodplain will be enhanced through the creation of 
the Town and Country Park. All of the built development, except 
the essential infrastructure, is therefore located outside of the 
floodplain. The proposed mitigation works, reflect the drainage 
strategy established in the outline planning permission and 
therefore include the control of surface water discharge from the 
development areas via infiltration and on-site storage and flow 
improvements.

Ecology

2.4.6 The wider Stanton Cross area is situated within an intensively 
managed agricultural setting with few semi-natural habitats that 
are of low ecological value. The predominant habitat comprises 
of field boundary hedgerows with scattered hedgerow trees of 
varying quality, associated field drainage ditches and narrow field 
margins and ruderal plant communities.

2.4.7 The Ise Valley Area itself is predominantly formed of arable fields 
with small areas of improved grassland with limited vegetation 
and is therefore of limited ecological value. The area also does 
not contain any designated ecological sites of importance, nor 
does it contain any protected species. 

2.4.8 The areas of greatest nature value in the wider Stanton Cross 
area are the existing hedgerows, the River Ise and Nene, the 
restored sands and gravel workings, and the main line railway 
are areas. In the wider area there are also good commuting and 
foraging habitats for bat species but limited potential for roosting. 
Badger setts have also been identified on the wider site and the 
river corridors accommodate a number of birds of interest. 

2.4.9 There is significant scope for extensive habitat creation, 
enhancement and management for nature conservation within 
the Town and Country Park to the west of the Ise Valley Area 
through the retention of hedgerows, provision of SUDS and 
structural planting. This would significantly increase the value of 
the River Ise by creating habitats immediately adjacent to it that 

will be of greater value to species using the river.

Heritage

2.4.10 An assessment of the sites cultural and archaeological heritage 
was undertaken as part of the outline planning process. 

2.4.11 The Ise Valley Area site does not contain or form part of a 
conservation area and there are no listed buildings within it. Nor 
are there any Schedule Ancient Monuments within the area. The 
only listed buildings within the wider Stanton Cross site are the 
Grade II Railway Station and associated goods shed located to 
the west. 

2.4.12 A significant proportion of the Ise Valley Area has been subject of 
quarrying in the past 200 years. This has materially affected the 
archaeological potential of the area.

Movement & Access

2.4.13 Wellingborough has always benefited from its central location 
and its excellent links to the strategic road network, including the 
A509, A510, A6(T) and the A45(T). The A45(T) provides an east-
west route south of the town leading directly to junctions 15, 15A 
and 16 of the M1 and the A14, whilst the A509 provide a north-
south route which links to the A14, Junction 14 of the M1 and the 
A1(M).

2.4.14 Wellingborough is served by a railway station on the Midland 
Mainline, which is accessed from Midland Road and Route 4. This 
line provides a regular service between Leeds and London St. 
Pancras with journeys to London taking only 50 minutes. 

2.4.15 The development of the Ise Valley Area will be accessed via 
Route 10 which is a Principal (car, bus, cycle and pedestrian) 
Avenue connecting Route 4, the principal access to the 
development from the town, to the Eastern Relief Road.

2.4.16 There is a Public Right of Way that runs along the southern 
boundary of the site (Mill Lane) connecting the town to 
Irthlingborough. 
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2.5   AREA SYNTHESIS

2.5.1 The committed Masterplan has developed in response to the 
opportunities and constraints that have been identified from 
the specific technical and environmental assessments that have 
been undertaken. These are integral to the preparation of the 
Design Brief in order to ensure that a high-quality development 
is delivered that responds to its context. A summary of the key 
considerations are as follows;

Key considerations:

• The topography of the area with the dominant ridge line to the 
east and levels that drop significantly from north and west into 
the Ise Valley.

• The floodplain to the west that defines the western boundary 
of development. This is to be enhanced as a Town and Country 
Park.

• The tributaries to the north that flow into the Ise Valley define the 
area to the north. These will be incorporated into the Green Link.

• Utility services that run through the area to the north will need to 
be considered, these include overhead cables and a disused oil 
pipe line. 

• The public right of way that runs through the area is strongly 
defined by its double hedgerows and defines the extent of 
development area to the south of it is to be retained as a key 
Green Link.

• The retention of trees and hedgerows within the site, wherever 
possible and supplemented with additional planting to help to 
soften the appearance of the proposed development when 
viewed from the Ise Valley Park and the eastern extents of 
Wellingborough.

• A portion of the site has been subject to quarrying within the past 
200 years.

• Strategic road infrastructure as set out in the following sections.
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FIGURE 3: 2015 MASTERPLAN (REV G)
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3 .  THE MASTERPLAN

3.1   APPROVED SCHEME

3.1.1 A set of overarching development principles were established 
within the 2015 Masterplan (Figure 3). These principles provide 
the foundation for the development of the detailed design 
guidance within the Ise Valley Character Area. They are as 
follows:

• Provide for social inclusion and cohesion in a balanced 
community, by development of a mixture of sizes and types of 
housing, including affordable and special needs, at a net density 
in excess of 35 dwellings per hectare.

• Minimise the need to travel and distances travelled through 
the incorporation of a mix of complementary residential, 
employment, community and leisure development.

• Provide for economic investment and development.

• Provide community facilities and recreation space not only for 
new residents, but to complement existing provision in the town.

• Facilitate innovative design that will create a safe and attractive 
living environment.

• Maximise physical integration with the existing built-form and 
focus on the existing town centre.

• Maximise public transport penetration into the development site 
to promote the use of alternative modes of travel.

• Contribute to and enhance the pedestrian and cycle network, 
and particularly links to the centre and the surrounding 
countryside.

• Provide new access infrastructure.

• Contribute to the green network, retaining where possible the 
existing landscape structure and incorporating a comprehensive 
landscaping scheme including structure planting to address the 
visual impact of the proposed development.

• Preserve the character and setting of the listed railway station.

• Incorporate habitat management and creation and protect 
existing features of importance, notably the SPA / RAMSAR site.

• Avoid, where possible, areas of best and most versatile 
agricultural land.

• The provision of a Sustainable Urban Drainage System.
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FIGURE 4: 2015 MASTERPLAN EXTRACT & PARCEL BOUNDARIES
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3.2   THE ISE VALLEY AREA

3.2.1 The Ise Valley Area forms a significant part of the Stanton Cross 
site. It is located between the Neighbourhood Centre to its 
south and the significant employment area at Finedon Road to 
the north, that are linked by a bus avenue (Route 10) and key 
pedestrian and cycle routes. 

3.2.2 It is a substantial area of residential development that will 
provide a full range of dwelling typologies and sizes to ensure 
the development of a balanced and sustainable community 
and to address the market and affordable housing needs of 
the Borough. This will include “invisible” affordable housing 
provided in small clusters throughout the area. The height of most 
buildings will be 2 storey with some 2.5-3 storey development in 
the higher density areas.

3.2.3 At the heart of the Ise Valley Area is the Ise Local Centre that 
will accommodate a three form entry primary school, community 
hall, local retail and employment premises with residential 
development focused around an urban square. Recreation 
facilities and play areas are to be provided nearby. 

3.2.4 The Ise Valley Area has a direct relationship with the Ise 
Valley Country Park that is a focal element of the approved 
Masterplan and provides the principal green space for the wider 
development.

Ise Valley Parcels

3.2.5 The Ise Valley Area comprises of a number of development 
parcels (6, 8, 10A, 10B, 31, 35, 44, 48, 58, 63 and part of 7), each 
of which should seamlessly join to the next to ensure continuity 
throughout the character area. 

3.2.6 The parcels are typically determined by land use, key areas of 
open space, notable landscaping and movement routes. Design 
principles are prescribed to ensure each parcel complements its 
neighbouring parcel(s); this is particularly important where two 
parcels define each side of the street or where the outer built 
form edge addresses key areas of open space and/or community 
facilities. Consequently, the fringes of some neighbouring parcels 
(9a and 30) are also included to ensure design continuity across 

key corridors and spaces.

N
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FIGURE 5: COMMUNITY, RECREATION & OPEN SPACES

3.3   APPROVED MASTERPLAN PRINCIPLES

3.3.1 This Section provides a summary of the key development 
parameters and principles that underpin the Masterplan approved 
through the outline planning application process and are directly 
relevant to the Ise Valley Area proposals.

Residential

3.3.2 The Stanton Cross development will provide a maximum of 
3,750 dwellings as a whole. The net density for the residential 
development is approximately 36 to 37 dwellings per hectare 
(dph). This allows for some variation within the site to reflect 
the context of individual development areas. Higher density 
development is proposed around the Ise Local Centre and lower 
density is proposed where it overlooks the Ise Valley County 
Park. 

3.3.3 A modified grid structure is proposed in the approved Masterplan 
to shape the urban form. This follows the natural topography and 
allows future development to take advantage of the opportunities 
provided by the varied land form, enhancing the potential to 
create places with character. That structure has been modified 
where required by existing utility service provision and landscape 
features. 

3.3.4 Perimeter development blocks have been incorporated into 
the Masterplan that have a close relationship between the 
development and streets or public open spaces, thereby clearly 
defining public spaces and private realm. This will create active 

streets and provide permeability. 

Community

3.3.5 The Local Centre is the central community hub of the Ise Valley 
Area that will be developed as a mixed use area that provides a 
second primary school (3 form entry - 2.4ha), nursery provision, a 
community hall (0.08ha), recreation facilities (0.2 ha of non pitch 
provision), retail and food and drink provision (A1 and A3 uses - 
250m2) and a small element of B1 employment development. It 
will, therefore, play a critical role in ensuring the social cohesion 
of the new community.

3.3.6 The Ise Valley Area will also provide a number of children’s play 
spaces, comprised of both Neighbourhood Equipped Areas of 
Play (NEAPs) and Local Equipped Areas of Play (LEAPs). At the 
NEAP, additional equipment provision will be made to provide 
LEAP type facilities as well.

N
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FIGURE 6: STRUCTURAL LANDSCAPE & SUDS
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NGreen and Blue Infrastructure

3.3.7 In the approved Masterplan radial green links are proposed to 
shape the urban form, link key open spaces and enhance the 
development’s setting whilst reducing the perception of the scale 
and mass of the proposed development.

3.3.8 The Ise Valley Area itself is defined to the north and south by 
two of those key green links. The green link to the north is a 
fundamental part of the overall radial structure of Stanton Cross, 
and has an essential role in the overarching SUDS strategy 
servicing the wider development. The green link to the south 
runs along the existing Public Right of Way from the Ridge to Mill 
Road. This is a prominent landscape feature, defined by double 
hedgerows and provides a connection to the Town and Country 
Park and Wellingborough Town Centre. It will enhanced and 
supplemented by strategic tree planting. 

3.3.9 The Country Park in the Ise Valley floodplain defines the eastern 
extent of the Ise Valley area development form. The Town and 
Country Parks also performs a wider role for the town as a multi-
faceted landscape and ecological resource and a new strategic 
public open space providing new passive and active recreation 
space. The school and the public open space will be step focused 
localised green connections allowing the Country Park to bleed 
into development area. 

3.3.10 The Masterplan also incorporates SUDS features in the 
development areas such as swales and drainage basins. It is 
proposed that where infiltration disposal methods are unsuitable 
for example due to ground conditions and/or contamination, 
rainwater will require storage and ultimately release to the rivers 
in accordance with the FRA.

3.3.11 The retention and provision of newly created habitat will be 
managed to enhance the nature conservation value of key parts 
of the site. This will include areas of broad-leaved woodland 
within the site that will provide stepping stone habitats across the 
site. Species mixes used will reflect the dominant broad-leaved 
woodland type of the area and will includes ash, occasional 
pedunculate oak, field maple and hazel. Gardens will be 
landscaped with a mix of native and non-native species using 
a combination of shrub and tree species that will offer value to 
wildlife as stepping stone habitat, foraging and nesting sites.

3.3.12 The provision of active public open space incorporating play 
areas, retained and new tree and hedge planting and SUDS on 
the western extents of the Ise Valley Area, further softens the 
interface between the built form and the park. 

3.3.13 Further structural planting will be incorporated along the primary 
road and bus avenue (Route 10) to further break up the mass of 
development.



20

Access and Movement

3.3.14 The internal road network is designed to provide a clear hierarchy 
that is legible and helps to define the character of the area. The 
calming of traffic and encouragement of alternative modes of 
travel are integral to the design. The roads will be designed as 
multi-functional spaces lined with building and landscaping, with 
tracking designed to accommodate turning movements but not 
to be dictated by them. Pedestrian and cycle movements will be 
prioritised at junctions.

3.3.15 The interconnected, permeable layout provides a number of 
alternative routes to any one destination and therefore, allows 
the dispersal of local traffic within the development reducing 
its impact in any single location. The detailed design should 
also seek to reduce the influence of traffic on the street scene 
and discourage through movements by affecting the driver’s 
perception of the street environment. 

3.3.16 Residents will have access to services and facilities that meet 
their everyday needs. They will also benefit from access to public 
transport services and direct and safe active travel connections to 
the expanded and enhanced Station Interchange focussed on the 
existing Railway Station and to Wellingborough Town Centre. 

3.3.17 In the Ise Valley Area, the Principal Road/Avenue (Route 10) 
runs from along Irthlingborough Road and connects to Finedon 
Road, providing a key bus route. Bus stops will be located at key 
destinations, such as the Local Centre, as approximately indicated 
on Figure 8. This provides a comprehensive coverage across 
the whole development so that nowhere is further than 400m (a 
5-minute walk), and for the most part no more than approximately 
250m, from a bus stop. Stops are proposed to incorporate 
comfortable and safe shelters and potentially integrated timetable 
information.

3.3.18 A dedicated pedestrian and cycle route will also be provided 
along Route 10. There are also a series of strategic pedestrian 
and cycle links connecting through the Ise Valley Area to the Ise 
Valley Country Park to encourage its use.

Eastern Relief 
Road

Route 7

Route 11

Route 4

Route 9

Route 6

Route 2

Route 10

Irthlingborough 
Road

B

B

B

B

B

B

B

B

B

B

B

B

B

B

B

B

B

B

B

B

B

FIGURE 7: ACCESS AND MOVEMENT
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3.4   DEVELOPMENT CHARACTER

3.4.1  It is intended that Stanton Cross will have an identity combining 
the texture of a Midlands small town and Wellingborough’s 
Vernacular Character. The approved Masterplan defined a 
number of Character Areas as shown on Figure 8 which related to 
distinct parts of the site where there is the opportunity to exploit 
contextual differences (e.g. topography and public open spaces) 
to create a rich character. Therefore, the final development 
of Stanton Cross will be recognisable as an extension to 
Wellingborough but contain a distinctive individuality and quality. 

3.4.2 The overarching characteristics of the Ise Valley, are presented 
below and examined in further detail within Chapter 3. Key areas 
of open space, recreational facilities, structural landscaping and 
SUDS are shown on Figures 6 and examined in further detail in 
Section 7.

3.4.3 The residential development in Ise Valley Area should seek 
to fully exploit the Country Park prospect, giving a distinctive 
character and adding value.  A relatively low density edge 
will integrate bold structure planting with quality dwellings to 
provide a soft interface from park to town. A strongly modelled 
development edge and skyline, and sympathetic backdrop to the 
Country Park with the in-stepped green spaces and planting.  The 
houses on the edge of the park will provide passive surveillance 
to park activity and a lively environment, with front doors facing 
the park and public footpaths.

3.4.4 Structure planting at the development edge will provide views of 
the development from the Country Park through the landscaping, 
and create a varied skyline to the development.  The use of SUDS 
will also help to create a ‘soft edge’ to the development.  

3.4.5 Materials are to be natural and subdued in appearance with a 
low proportion of glazing. The appearance of this edge will be 
dominated by the landscape. 

3.4.6 The street form should gradually become more tightly knit and of 
higher density as it approaches the Local Centre. This provides 
for a structure and clarity to the street pattern and enhances 
orientation within the overall development.

3.4.7 The Ise Local Centre provides a focus for local community activity 
to complement the Neighbourhood Centre.  The Local Centre 
will be a comparatively compact environment which is clearly 
defining an important public space and focal point. Residential 
development within and adjacent to the Local Centre will be 
developed at a relatively high density.  This dictates a greater 
mass of development with a vertical structure of 3 storeys.  
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4.1   INTRODUCTION

4.1.1 The development of Stanton Cross has a long-established policy 
pedigree. The Development Plan for the area now comprises of 
the North Northamptonshire (JCS) 2011-2031 (Part 1 of the Local 
Plan) and The Plan for the Borough of Wellingborough (PBW) 
(Part 2 of the Local Plan). The strategic status and importance 
of Stanton Cross is recognised in both the JCS and the PBW, 
where it forms a key part of the strategy to meet the identified 
development needs in the North Northamptonshire area, 
Borough and town. 

4.2   SITE ALLOCATION

4.2.1 In the PBW, the site forms part of a Sustainable Urban Extension 
located to the east of Wellingborough that is allocated for 
residential development under Policy Site 1 – ‘Wellingborough 
East’. The PBW recognises that Stanton Cross already benefits 
from a planning permission and refers to the approved 
Masterplan. However, recognising that change is likely, Policy 
Site 1 sets out a series of “key development principles” to ensure 
that the “core principles are adhered to” when considering 
amendments to the Masterplan, future reserved matters 
submission and other planning applications. The key principles 
that relate to Ise Valley Area include;

a). A comprehensively planned and developed site with 
individual developments making proportionate contributions to 
the infrastructural requirements of the schemes a whole;

b). Development proposals should ensure that the Sustainable 
Urban Extension is successfully integrated with the wider urban 
area and that proposals are compatible with existing uses;

c). A mixture of housing types, sizes and tenures including 
specialist housing to meet the needs of older persons, 
accessible housing, starter homes and self-build;

g). A significant multi-functional green space network, retaining 
where possible existing landscape features. Green infrastructure 
corridors should be provided throughout the development which 
link to the existing sub-regional and local green infrastructure 
corridors. The River Ise should be the focus of a linear park 
which provides a multi-functional recreation and wildlife space.

4.  PLANNING POLICY

4.3   DESIGN

NPPF

4.3.1 The NPPF (paras. 7-9) emphasises that the purpose of the 
planning system is to contribute to the achievement of 
sustainable development, through three interdependent 
economic, social and environmental objectives. The social 
aspect (para. 8b) promotes the creation of strong, vibrant and 
healthy communities by fostering a well-designed and safe built 
environment with accessible services and open spaces.

4.3.2 The NPPF (para. 124) emphasises that the creation of high-
quality buildings and places is fundamental to what the planning 
and development process should achieve and states that good 
design is a key aspect of sustainable development. Notably, it 
states (para. 127) that planning policies and decisions should aim 
to ensure that developments:

• Function well and add to overall quality of the area;

• Are visually attractive as a result of good architecture, layout and 
appropriate and effective landscaping;

• Are sympathetic to local character and history;

• Establish a strong sense of place;

• Optimise the potential of the site; and

• Create places that are safe, inclusive and accessible and which 
promote health and wellbeing. 

4.3.3 The NPPF continues (paras. 128-131) to highlight the importance 
of the consideration of design quality through the evolution and 
assessment of development proposals. Notably, it states (para. 
130) that permission should be refused for development of poor 
design that fail to take the opportunities available for improving 
the character and quality of an area and the way it functions. It 
also requires that local authorities seek to ensure that the quality 
of approved development is not materially diminished between 
permission and completion as a result of changes made to the 
permitted scheme. 

NATIONAL DESIGN GUIDANCE

4.3.4 The important of design quality is further emphasised in the 
recently published National Design Guide (NDG) that illustrates 
how well-designed places that are beautiful, enduring and 
successful can be achieved in practice. 

4.3.5 The NDG supports the NPPF’s aim of achieving high quality 
places and buildings by expanding on the fundamental principles 
of good design to define what is expected for well-designed 
places and explain how planning policies and decisions should 
support this. 

4.3.6 The NDG sets out ten characteristics of well-designed places 
including: context, identity, built form, movement, nature, public 
spaces, uses, homes and buildings, resources and lifespan.   

Joint Core Strategy (JCS)

4.3.7 The JCS also emphasises the importance of good design as 
being critical to ensuring that proposals create sustainable, 
connected, characterful and healthy places, which people will join 
for years to come.

4.3.8 JCS Policy 8 North Northamptonshire Place Shaping Principles 
sets out a number of key principles that seek to ensure high 
quality development. It states that development should:

• Created connected places;

• Make safe and pleasant streets and spaces;

• Ensure adaptable, diverse and flexible places;

• Create a distinctive local character; and

• Ensure quality of life and safer and healthy communities.

4.3.9 JCS Policy 9 Sustainable Buildings seeks to ensure that 
developments incorporate measures to ensure high standards 
of resource and energy efficiency and a reduction in carbon 
emissions.

4.3.10 Other key JCS and PBW policies relevant to the detailed design 
process include:

• JCS Policy 3 - Landscape Character.

• JCS Policy 15 - Well Connected Towns, Villages and 
Neighbourhoods.

• JCS Policy 19 - The Delivery of Green Infrastructure.

• JCS Policy 30 - Housing Mix and Tenure.

• PBW Policy GI 1 -  Local Green Infrastructure Corridors.

• PBW Policy H3 - Housing Needs of Older People.

4.3.11 Please refer to the policy documents themselves for the full policy  
requirements.




