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3.1 Historic Context

3.1.1

Figure 3.1 provides two snapshots of how the site

earmarked for the neighbourhood centre appeared 
in 1886 and 1927.

The site in 1886

3.1.2

Following the cessation of ironstone quarrying, there has
been little apparent change in the area since 1886 when,
as now, the area was in agricultural use. The main site

features are Irthlingborough Road, Irthlingborough
Grange, South Hill Farm, the trackway on the Mill road
alignment and a regular field pattern. 

3.1.3

At this time, Hipkin's Cottage was sited along a track
opposite Irthlingborough Grange.

The site in 1927

3.1.4

Not until the mid 1920's is there mapped evidence of
ironstone quarrying in the form of a tramway from
Irthlingborough Iron Works on the site of the Laurence

Leyland Industrial Estate to the bend in Irthlingborough
Road north west of Irthlingborough Grange. Quarrying
was also taking place, at this time, to the north of South

Hill Farm (1920-1924) by J.Clarke of Rushden. Quarrying
to the south of South Hill Farm had been carried out by
Butlin and Bevan some years earlier.

3.1.5

By this time it is clear that Hipkin's Cottage has been
redeveloped as a smallpox hospital.

Present day

3.1.6

During the course of the Twentieth Century there has
been some removal of field boundaries but, apart from
this and the demise of quarrying little has changed since

1886.

3.1.7

Irthlingborough Road is now elevated above the adjacent
fields along much of its length, evidence of the extent of

the quarrying in the area.

3.1.8

Hipkin’s Cottage and the tramway have since been
demolished. The sewage pumping station is a relatively

modern addition.

Archaeological investigation

3.1.9

Whilst there is no known evidence of significant
archaeological remains that pre-date Nineteenth Century
development of the area, applicants will need to follow

normal archaeological investigative procedures as set out
in PPG 16.

3 Site and context appraisal
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Figure 3.2 Landscape analysis



3.2 Landscape character

3.2.1

As shown in Figure 3.2, the site of the Neighbourhood

Centre is situated on a broad local ridge of relatively high
ground between the River Ise valley to the west and the
valley of the River Nene to the south and east. A county-

wide 'Landscape Character Assessment' project is
currently being undertaken by the County Council and
partners, which is set to provide information on the time,

depth and development of the landscape through its
Historic Landscape Characterisation approach. Key
features of the landscape are described below.

The broader view

3.2.2

The character of the surrounding landscape is typical of
this part of the Midlands, consisting of extensive rolling

countryside punctuated by broad and shallow river
valleys.  From higher ground, as near Irthlingborough
Grange, there are wide and distant views across the

surrounding country towards receding planes of distant
hills and trees.  In rural views, skylines are defined by the

ragged outline of distant fields, trees and woods,

occasionally punctuated by a slender village church
tower, mast or power line.  However in many areas larger

settlements, industrial developments, roads and railways

are also a regular feature of otherwise rural views, and all
of these elements feature in views from this site.

3.2.3

Since the site is situated on relatively high and open

ground with few nearby features, the views out across the
surrounding countryside are a notable feature.

3.2.4

The principal views from the Neighbourhood Centre site

are to the west across the shallow valley of the River Ise
to Wellingborough beyond.  From the open landscape of
the site there are clear and unobscured views towards the

town, about 1km distant, which extends across both the
west side of the valley and the higher ground beyond.  An
almost surprising feature of this view is the consistent and

almost unbroken skyline of the town.  Seen from this
direction, there appear to be no tall buildings that interrupt
the mass of low rise development, with the result that the

skyline of the town is defined almost wholly by the outline
of tree canopies in summer.  The notable exception to this
is the tower of St Mary's Church that makes a prominent

and attractive landmark.

3.2.5

The lower, eastern edge of the town is defined by the
course of the Midland mainline railway on the west side of

the Ise valley.  The Victorian railway station can be clearly
seen in the vicinity of St Mary's Church, and there are
several large, if relatively low, industrial buildings in the

vicinity of the former railway yards.

3.2.6

The flat floodplain of the River Ise is also a feature in the
middle distance of these views.  The valley features a

greater incidence of trees and hedgerows than on the
higher valley slopes around the Neighbourhood Centre,
and in late summer the green permanent pasture along

the valley makes a pleasant and defining contrast to the
ripening crops on higher ground.
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The Eastern edge of Wellingborough from the site

The view westwards from the pumping station access, with St. Mary’s
Church punching the skyline
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3.2.7

There are also views to the south and east from the site.
The Neighbourhood Centre itself is situated on the
western side of the ridge, hence the importance of views

to Wellingborough to the west, but from other places in
the locality there are clear views to the south and east.

3.2.8

These views look towards the River Nene and the village

of Irchester on the southern side of the valley, and
Higham Ferrers and Rushden to the south-east.  To the
south, the mass of trees in and along the sides of the

valley obscures much of the valley itself and an otherwise
prominent arched viaduct that carried the railway across
the valley.  Views are also partly interrupted by a rather

prominent Laurence Leyland industrial area and its tall
water tower at the southern end of the Irthlingborough
ridge.

3.2.9

To the west, views look up the valley of the River Nene
which is typified by a number of attractive lakes, former
gravel pits restored as recreation and amenity features.

Much tree planting has been carried out around them in
recent years, and as they grow up the valley will appear
increasingly wooded.

3.2.10

To the north, the views are less interesting, and look
towards a skyline defined by the mostly coniferous
woodlands that are situated a short distance beyond the

Wellingborough East boundary, partially screening the
Sidegate Lane Tip.

Local features

3.2.11

There are few features of note in the immediate locality. 

In essence they comprise:

• the topography, which is broad and simple with little
local variation, and the land use is almost wholly in
dairy/arable production.  Irthlingborough Road follows

approximately the summit of the ridge, and the fields
are generally large and rectangular, defined by cut
hedges with few trees.

Almost any feature on this rather exposed ridge would

be visually prominent, and as a consequence traffic
travelling along Irthlingborough Road is often visible in
external views.  

• Irthlingborough Grange and the mass of trees that

surround and lead up to it is the most prominent
feature on the ridge. Numerous trees are found
around the house, particularly around the garden on

the south side. There is a fine avenue of trees leading
up to it from Irthlingborough Road, which are mostly

large deciduous specimens and, seen in the rather

vacant context of the ridge, they feature prominently
as a highly visible landmark in many views across the
area.

• South Hill Farm, situated about 0.5km north of

Irthlingborough Grange, also features in local views.
However, it is not such a notable landmark as it does
not occupy such a prominent location or have such

large trees around it.

• the sewage pumping station.  This is a moderately
sized flat roofed building of industrial appearance
situated at the foot of the slope almost immediately to

the west of the proposed centre and Irthlingborough
Grange.  Although the pumping station is surrounded
by a hedgerow, it is widely visible in this otherwise

open landscape, both in views from the ridge and from
Wellingborough.  As such, its urban and/or landscape
treatment in the context of the Wellingborough East

proposals will be a real challenge.

• the line of an ancient trackway that extends east out of
Wellingborough along Mill Road, across the Ise Valley
and up the hill close to the Neighbourhood Centre site

where it joins the Irthlingborough Road.  Its almost
straight alignment between Wellingborough and
Irthlingborough suggests possible Roman origin.  It is

an important and well defined feature to be retained,
as is a well established parallel hedgerow that extends
up the hill from the pumping station to a corner on the

Irthlingborough Road. Applicants are required to
consult the County Council in working up detailed
proposals for retention of the trackway and incorporate

its designs.

3.2.12

This landscape analysis stresses the importance of
comprehensively  integrating existing and new landscape

and urban features fully into the masterplanning of the
overall site.  It is only by designing the new settlement in
a manner that wholly incorporates each aspect fully into

the overall whole that the true potential can be realised.

3.3 Agricultural land quality

3.3.1

Figure 3.3 illustrates agricultural land quality, highlighting

that the majority of the affected area is relatively low
Grade 3a, with pockets of Grade 2. With relatively little
high grade agricultural land, this does not pose a

constraint on development.
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Figure 3.3 Agricultural land quality 
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Figure 3.4 Land form
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3.4 Land form

3.4.1

The form of the ridge-line is shown most vividly 

in Figure 3.4. To the north and north-east is a plateau of
slightly higher ground of which the Neighbourhood Centre
ridge is an extension.  South of the proposed centre, the

ridge gradually diminishes to where the two river valleys
meet, about 1km away.

3.4.2

Also indicated is the direction that buildings should turn
towards for optimum solar orientation. Properties facing

within 30 degrees of due south provide the greatest
opportunities for passive solar gain.

Wellingborough East, as seen from Mill Road railway bridge
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Figure 3.5 Ground conditions


