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Planning Guidance for  
Wellingborough North Sustainable Urban Extension. 

 
1. Purpose of the document 
1.1 The purpose of this document is to set out some further planning guidance for 

the development of the Sustainable Urban Extension (SUE) in advance of the 
preparation of the Site Specific Proposals Development Plan Document. The 
document has been adopted as interim guidance by the Borough Council to 
assist in the determination of the planning application for this area. 

 
1.2 Key requirements for the development are highlighted in yellow boxes at the 

end of each section. The relevant policies from the Development Plan relating 
to each of these sections are shown in green boxes at the beginning of each 
section. Other policies relevant to the development of the Sustainable Urban 
Extension but which it has not been necessary to add further local context to 
are listed at the end of the document.  

 
 
2. Background 
2.1 The Government’s Sustainable Communities Plan identified the Milton Keynes 

South Midlands (MKSM) area as one of four growth areas for the greater 
south-east. Following this, a sub-regional strategy for the area (which covers 
Northamptonshire, Milton Keynes, Aylesbury Vale and Bedfordshire) was 
prepared. It has since been incorporated within the Regional Spatial Strategy 
for the East Midlands adopted in March 2005.  

2.2 The Regional Spatial Strategy for the East Midlands (RSS8) sets various 
parameters for the growth including the requirement for Sustainable Urban 
Extensions. This is supplemented by the Core Spatial Strategy (CSS) for 
North Northamptonshire, which provides further requirements which must be 
taken into account in the detailed planning of the urban extensions. Together 
with the national planning guidance as set out in Planning Policy Guidance 
Notes (PPGs) and Planning Policy Statements (PPSs) they establish the 
overall parameters: 

• The urban extensions must be sustainable – The Government’s 
definition is that sustainable communities are active, inclusive and safe, 
well run, environmentally sensitive, well designed and built, well 
connected, thriving, well served and fair for everyone; 

• Urban extensions should be planned so as to ensure the continued 
physical separation of the growth towns; 

• Opportunities should be taken to enhance existing important assets and 
promote the provision of new green infrastructure to enhance the 
attractiveness of the area; 

• Development should facilitate a significant modal shift (target of 20%) 
towards public transport use; 

• A master planning approach is required, developed with appropriate 
consultation and appraisal;  

• There will be urban extensions to the east and north of Wellingborough 
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2.3 The role of this document is to take these agreed principles, relate them to the 
individual site, and provide further guidance on how they will be interpreted in 
the local context. It is not necessary to repeat policies from either the RSS or 
CSS or national policy as these are adopted policy, any application would 
need to be considered against these policies. The main principles for the 
urban extension are contained in Policy 16 of the CSS. The policies of most 
relevance from the CSS are copied in full in Appendix 1. 

2.4 It will also be important to ensure that the urban extension contributes to the 
overall vision and aspirations for Wellingborough as a whole. These are 
principally established in the Community Plan.  

2.5 Account has also been taken of the consultation undertaken with 
stakeholders, particularly through the workshop events which took place on 
23rd, 24th and 25th May 2006. A report of this event is available from the 
Council's website Stakeholder Event May 06. 

2.6 The key messages emerging from this event of direct relevance to the urban 
extensions are: 
• The town should have high aspirations; 
• The urban extensions should be exemplars of sustainable 

development; 
• Significant emphasis should be placed upon Green Infrastructure and          

the environment; 
• There is a need to attract high skill employment opportunities; 
• There is a high emphasis on the need for good quality design; and 
• Selected historical and heritage features are key strengths 

2.7 Overall it was considered that the growth provided through the urban 
extensions should be the opportunity to improve the quality of life and 
economy for the benefit of the whole Borough. 

3. Site Description 
 
3.1 Wellingborough North has been identified in the Core Spatial Strategy as the 

second Sustainable Urban Extension (SUE) for Wellingborough. Land to the 
north of Niort Way currently comprises pleasant agricultural land. The 
Harrowden Brook runs through the site and there are some significant areas of 
tree cover namely: Vivians Covert, Blackberry Fox Covert, Redhill Spinney 
and the many mature trees of Great Harrowden Hall.  Historic assets in the 
vicinity include the listed Wellingborough Grange, the site of a medieval village 
south of Great Harrowden and the Listed Harrowden Hall and grounds. 

3.2 The area is within the Central Northamptonshire Plateaux and Valley 
Environmental Character Area (Northamptonshire’s Environmental Character 
and Green Infrastructure Suite is available at 
http://www.rnrpenvironmentalcharacter.org.uk) with the area west of 
Blackberry Fox Covert being the Clay Plateau. This plateau is the prominent 
landform and is visible from a wide area. Between Great Harrowden and 
Wellingborough is a ridgeline and the land falls south towards the brook. 
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3.3 It is proposed that the Isham Bypass will be extended west of Great 
Harrowden to link to the A509 north of Park Farm Industrial Estate. A road link 
will also be required south of Great Harrowden connecting to the A509 at 
Redhill Grange. 

3.4 Redhill Grange is currently a distinct residential area north of Northern Way, 
which has few community facilities and is relatively poorly connected to the 
remainder of the town. It is an area of low crime and antisocial behaviour. It is 
surrounded by agricultural land and is close to Finedon Road Industrial Estate. 
The industrial estate is one of the main employment locations for the borough. 

3.5 All these key features of the site are shown on the map extract attached to this 
guidance titled ‘Wellingborough North – Key Features’. 

 
4. Overall development Principles 

• Sustainable exemplar – energy efficiency etc 
• No coalescence 
• Part of Wellingborough not a stand alone add on 
• Protecting and enhancing historic assets 
• High quality design 
• Significant emphasis on Green Infrastructure 

 
 
5. Site Boundary 

Relevant Policies 
 
Regional Spatial Strategy: MKSM Northamptonshire Policy 4: Corby, 
Kettering and Wellingborough 
Core Spatial Strategy: Policy 16: Sustainable Urban Extensions 
Local Plan: Policy G6: Development within the Open Countryside  

 
5.1 It is explained in the Core Spatial Strategy that Development Plan Documents 

(DPDs) and master plans should plan for the logical extent of the Sustainable 
Urban Extensions and associated infrastructure. This may involve some 
development beyond 2021. The preferred boundary has therefore been 
identified as the maximum extent of the developable area having regard to: 
 the need to prevent coalescence between the SUE and the 

Harrowdens; 
 the landform; and 
 other site specific constraints. 

5.2 The boundary, shown on the map extract attached to this guidance titled 
‘Wellingborough North,’ has been drawn so that most development should be 
below the ridgeline when viewed from Little Harrowden and the setting of 
Great Harrowden is protected. The area to the east of the A509 has been 
included so that there are opportunities for integrating the Redhill Grange 
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estate into the town. This could increase its sustainability by providing more 
easy access to local facilities. 

5.3 In determining the location of the boundary, account has been taken of the 
views expressed at the workshop on 25th May 2006 including work 
undertaken on the degree of coalescence/separation between new and 
existing development edges and/or natural features. However it is noted that 
there were distinct differences between the groups. Note has also been taken 
of responses to consultation undertaken in connection with a planning 
application for the site, including the concerns of residents of Redhill Grange. 
Residents were not seeking increased integration.   

5.4 The other piece of work which has been fundamental in determining an 
appropriate boundary is the landscape, cultural heritage and biodiversity 
sensitivity analysis undertaken as part of the North Northamptonshire Urban 
Extensions Study http://www.nnjpu.org.uk. 

5.5 Wherever possible the boundary follows lines easily identifiable on the ground 
such as field boundaries. This approach, however, has not been possible 
along much of the northern edge as there are few natural features. Instead 
therefore a boundary has been identified for built development which follows 
the 90m contour. This should ensure that most development will not rise 
above the highest point of the ridge and therefore with appropriate 
landscaping should not be obtrusive in the wider landscape. An area suitable 
for landscaping and sports and recreation uses has also been identified. This 
will help to soften the edge of the development when viewed from Little 
Harrowden and the countryside from the west of the site. The area between 
the SUE and Great Harrowden is defined as open countryside. Cross sections 
to help visualise how the development might appear in the landscape are 
included at the end of this guidance. 

Development Boundary 
 
The development must not result in coalescence between the SUE and 
Great or Little Harrowden. The suggested extent of the built development 
is identified in the map extract attached to this guidance titled 
‘Wellingborough North ‘. 

 
 
 
 
 
 
 
 
 
 
 

 4

http://www.nnjpu.org.uk/


6. Phasing 

Relevant Policies 
 
Regional Spatial Strategy: Policy 33: A regional Approach to the Water 
Environment, Policy 36: A Regional Approach to Managing Flood Risk, 
MKSM Strategic Policy 4: Effective Delivery 
Core Spatial Strategy: Policy 6: Infrastructure Delivery and Developer 
Contributions, Policy 7: Delivering Housing, Policy 8: Delivering Economic 
Prosperity, Policy 9: Distribution & Location of Development 
County Structure Plan: Policy GS6: Infrastructure, Facilities and 
Services 
Local Plan: Policy G25: Planning Obligations 
Other: Draft Planning Contributions Guide, SPG on the Use of Planning 
Obligations, SPG on Planning Obligations and LEA School Provision    

 
 
6.1 Broad phasing for this urban extension is set out in the Core Spatial Strategy 

Policy 7 and Figure 13. The site measures approximately 158 hectares. It is 
therefore estimated that the site could deliver in the region of 3000 dwellings 
together with the associated infrastructure and facilities. The Core Spatial 
Strategy envisages 2300 dwellings being delivered in the plan period, 
commencing in 2011. 

6.2 Development must be accompanied by the appropriate infrastructure and 
services. The North Northamptonshire Outline Water Cycle Study identified 
that Broadholme Waste Water Treatment Works and its sewer catchment 
were at or near capacity with limited ability to accept additional development to 
that already committed. Further studies are underway to resolve these issues. 
No development will be permitted in advance of the comprehensive solutions 
being agreed. 

6.3 Phasing of the development will also be affected by the need to provide 
additional road improvements across the town. In particular it is vital that 
development is closely coordinated with the delivery of the Isham Bypass and 
the Isham to Wellingborough improvements. 

6.4 In order to ensure that the development proceeds in a logical and orderly way 
a phasing plan for the whole site will need to be agreed. This will ensure that 
all the provision of infrastructure, community facilities, jobs and services keeps 
pace with the house building and that services and facilities are provided when 
they are needed. It is also considered important to ensure that as far as is 
reasonable growth extends from the town outwards. 

 5



c) as far as reasonable, growth extends from the town outwards.  

Phasing  

No development will be permitted until the foul drainage, sewage 
treatment and water supply issues highlighted in the North 
Northamptonshire Outline Water Cycle Strategy have been resolved, 
together with the provision of any other infrastructure requirements. 

A detailed development programme must be agreed ensuring that: 

a) all of the local and strategic infrastructure required by the development 
either alone or cumulatively with other developments can and will be 
provided by the developer or other agency; 

b) the provision of infrastructure, jobs, community facilities and services 
keeps pace with house building; and  

 
 
Site Specific Development Principles 
 
7. Housing 
 

Relevant Policies 
 
Regional Spatial Strategy: Policy 18: Regional Priorities for Affordable 
Housing 
Core Spatial Strategy: Policy 10: Distribution of Housing, Policy 15: 
Sustainable Housing Provision, Policy 16: Sustainable Urban Extensions 
Local Plan: Policy H8: Affordable Housing 
Other: SPG on Affordable Housing, Strategic Housing Market 
Assessment (SHMA) 

 
7.1 The Government’s key housing policy goal is to ensure that everyone has the 

opportunity of living in a decent home which they can afford and in a 
sustainable, inclusive, mixed community where they want to live. Key 
characteristics of a mixed community include the provision of a variety of 
housing, particularly in terms of tenure and price, and a mix of different 
households such as families with children, single person households and older 
people. Local planning authorities are therefore required to plan for a mix of 
housing on the basis of the different types of households that are likely to 
require housing over the plan period. 
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7.2 National planning policy (PPS3: Housing) indicates that the proposed mix of 
housing on large strategic sites should reflect the proportions of households 
that require market or affordable housing and achieve a mix of households as 
well as a mix of tenure and price. For smaller sites, the mix of housing should 
contribute to the creation of mixed communities having regard to the 
proportions of households that require market or affordable housing and the 
existing mix of housing in the locality. A Strategic Housing Market 
Assessment (SHMA) has now been prepared for North Northamptonshire. The 
assessment provides the basis to specify the mix of housing that people want 
and recommends that on sites of over 50 dwellings there should be a relatively 
even mix of 2, 3 and 4-bed types. 

7.3  In addition, the 2006 based sub-national population projections issued in June 
2008 indicate that the population of the Borough over the age of 65 may 
increase from about 11,400 in 2006 to 17,000 by 2021 with further growth in 
this figure anticipated beyond 2021. This will result, for example, in an 
increase in the prevalence of older people with a limiting long term illness from 
about 5,500 in 2008 to about 8,500 by 2020 and increases in the prevalence 
of elderly people with dementia or suffering from a stroke or in need of 
residential and/or nursing care. Further work on assessing the needs of the 
elderly population is being progressed by the County Council (Transforming 
accommodation-based care for older people in Northamptonshire – a strategy 
for Older People’s Care and Housing). The changing demographics will create 
a pressing need for elderly accommodation to be planned into the 
development of the sustainable urban extension. This accommodation should 
comprise of support at varying levels as well as independent accommodation 
such as bungalows with floating support.  

7.4 Government returns (P1E) suggest that 25% of homeless acceptances in the 
Borough arise as a result of parents being no longer willing or able to provide 
accommodation and that in the case of some 53.75% of acceptances the 
homeless person is aged 24 years or under.  The sustainable urban extension 
will therefore need to provide supported emergency access accommodation 
for single people as highlighted in the Council’s draft Homeless Strategy 2008-
2011.  

7.5 The Core Spatial Strategy (Policy 15) indicates that 30% of new housing 
during the period 2006 - 2011 in the Borough should be ‘affordable’. This is 
defined as either social rented housing or intermediate housing made 
available at below entry market levels. Social rented housing is normally 
provided by Registered Social Landlords at specified rents whereas 
intermediate housing is made available to rent or buy at a cost between social 
rented and market entry prices or rents. The SHMA, however, recommends 
that on large sites of 50 or more dwellings a lower target of 20% affordable 
housing consisting of 13% social rented and 7% intermediate is appropriate. 
This is because smaller proportions of in-migrants require affordable housing, 
although that must be balanced against the need for all new development to 
provide for the significant levels of housing need found in the Borough. The 
SHMA further recommends that 15% of the open market housing should be 
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low cost – restricted by a covenant to a discount of 30% below the equivalent 
full market value, at no cost to the Borough Council. 

7.6 The Site Specific Proposals Development Plan Document will set out more 
detailed affordable housing requirements, including the mix of types and 
tenures of housing required to meet local needs and the site thresholds above 
which affordable housing should be provided to meet the overall target in the 
Core Spatial Strategy. 

7.7 The SHMA  further indicates that the size mix of the affordable housing should 
be predominantly 1 and 2 bedroom types (32% and 42% respectively) whilst 
the need for 3 and 4 bedroom properties is estimated at 9% and 17% 
respectively. 

7.8 A suggestion made in response to consultation on the issues and options for 
the Site Specific Proposals Development Plan Document was that the 
provision of new affordable housing should be supplemented with investment 
in the existing housing stock in order to create balanced and sustainable 
communities. The HMA, however, recommends that, in accordance with 
PPS3, affordable housing should normally be sought through on-site 
provision. Other funds exist to target activity towards market pressures to 
improve existing housing stock and need not utilise funds required to deliver 
new affordable housing. A significant proportion of housing will be provided 
within the SUEs, they must therefore make a significant contribution to the 
Borough’s affordable housing needs.  

7.9 Policy 15 of the CSS requires all dwellings to be capable of being adapted to 
meet the needs of all people in line with the ‘lifetime homes’ standards. The 
SHMA also suggests that 5% of new market housing should be wheelchair 
accessible. These standards should be secured through appropriate 
conditions. 
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 Housing 

The Borough Council will seek to negotiate for on-site provision of: 

• 20% affordable housing on site to include 13% social rented housing 
and 7% intermediate, provided at a cost of £82 per week for a 2-bed 
property indexed from a 2006 4th quarter base;  

• 15% of the open market housing to be low cost and restricted by 
covenant to a discount of 30% below the equivalent full market value; 
and 

• 5% of open market housing to be designed as wheelchair accessible 
housing. 

The open market and affordable housing should include a range of 
dwelling sizes and types, including the provision of bungalows, to meet 
the needs identified in the Council’s evidence base, including the 
Strategic Housing Market Assessment.   

To build communities that are more sustainable, homes of different 
tenures must be both integrated and visually indistinguishable from one 
another. The affordable housing must therefore be provided either as 
individual units scattered throughout the development or else in small 
clusters. 

 
 
 
8. Employment 

Relevant Policies 
 
Regional Spatial Strategy: Policy 22: Regional Priorities for Employment 
Land, Policy 26: Regional Priorities for ICT 
Core Spatial Strategy: Policy 8: Delivering Economic Prosperity, Policy 
11: Distribution of Jobs, Policy 16: Sustainable Urban Extensions 

 
 
8.1 Policies in the RSS and CSS seek to provide sufficient jobs to accompany 

housing growth in the area. In addition, a key aim is to seek to diversify the 
economy into higher value added activities, focusing on potential growth 
sectors such as knowledge based industries, customer services and precision 
engineering. In order to provide balanced sustainable communities within the 
urban extensions Policy 16 of the CSS seeks to ensure appropriate provision 
is made for employment opportunities. Policy 11 (e) of the CSS requires the 
identification of sites to meet the aims of the Technology Realm Initiative. Para 
3.94 of the Plan states that Development Plan Documents will identify a site in 
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Wellingborough of between 5 and 9 ha in sustainable locations capable of 
accommodating: 
• The development of flexible, future-proof buildings; 
• The development of a ladder of accommodation that can support 

occupiers from start – up, through follow on space to maturity; 
• Building and external space design that maximises formal and informal 

interaction; 
• Striking and innovative architecture; and 
• Appropriate broadband telecommunications and ICT infrastructure. 

 
8.2 An employment study (the Wellingborough Employment Land Study 2006) 

commissioned by the Borough Council has examined suitable locations for 
this type of employment in order to enable a site to be put forward in the Site 
Specific Proposals DPD. An area to the north of the Park Farm Industrial 
Estate at the junction of Niort Way and Hardwick Rd is the favoured location 
for the site to meet the aims of the Technology Realm Initiative. 

 

 

Employment Provision 
 
The development must include a site of between 5 and 9 ha that will be 
capable of providing the quality of environment and property product 
necessary to attract and develop knowledge intensive economic activity. 
Provision will include: 
 
• flexible, future-proof buildings that will not have a significant adverse 

impact on the landscape; 
• a ladder of accommodation that can support occupiers from start–up, 

through follow on space to maturity; 
• buildings and external space designed to maximises formal and 

informal interaction; 
• striking and innovative architecture with buildings providing high-quality 

jobs; and 
• appropriate broadband telecommunications and ICT infrastructure. 

 
 8.3 PPG4 – Industrial and Commercial Development and Small Firms, paragraph 

18 advises that planning authorities should consider carefully whether 
proposals for new development may be incompatible with existing industrial 
and commercial activities. The Finedon Road Industrial Estate may cause 
problems for both the new and existing uses. The expectations of the 
residents may exceed the standards applied by the planning authority and 
give pressure to curtail the industrial use. Other legislation may result in new 
and possibly costly restrictions being imposed on industry. 
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Finedon Road Industrial Estate 
 
Development of the master plan for the SUE must ensure that uses 
adjacent to the existing Finedon Road Industrial Estate are not likely to 
jeopardise the future use of the industrial estate.  

 
9. Green Infrastructure 

 

Relevant Policies 
 
Regional Spatial Strategy: Policy 27: Protecting and Enhancing the 
Region’s Natural and Cultural Assets, MKSM Strategic Policy 3: 
Sustainable Communities, MKSM Northamptonshire Policy 4: Corby, 
Kettering and Wellingborough 
Core Spatial Strategy: Policy 5: Green Infrastructure, Policy 13: General 
Sustainable Development Principles, Policy 16: Sustainable Urban 
Extensions 
Local Plan: Policy L6: Extensions to the town linear park system 

 
9.1 Green Infrastructure is defined as a network of multi-functional greenspace 

and interconnecting links which are designed, developed and managed to 
meet the environmental, social and economic needs of our communities. 
These greenspaces and green links contribute to the high quality natural and 
built environment required for existing and new sustainable communities. It 
consists of both public and private assets, with and without public access, and 
in both urban and rural locations together with those new assets needed to 
create a coherent ecologically robust linked network of greenspace. 

9.2 The value of these areas increases exponentially when they are easily 
accessible and connected to a larger strategic green space network. This 
network is known as Green Infrastructure and is a key tool to the 
improvement, delivery and connection of open space. The Regional Spatial 
Strategy identifies the provision of green infrastructure as an essential element 
of delivering sustainable communities. 

9.3 Figure 9 of the Core Spatial Strategy includes a Green Infrastructure Network 
of indicative sub-regional and local corridors across North Northamptonshire. 
Within the Borough, the sub-regional corridors follow the valley of the River 
Nene and the River Ise; whilst the three identified local corridors connect 
Ecton to Wilby, Sywell reservoir to Broughton and Hockley Lodge to Finedon. 
The corridors of greatest significance to this development are The River Ise 
and the Hockley Lodge to Finedon. 

9.4 This Green Infrastructure Network will be established, safeguarded and 
enhanced through restrictions on development that would compromise the 
integrity of a corridor and the use of developer contributions in accordance 
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with Policy 5 of the Core Spatial Strategy. Preference for investment will be 
areas where net gain in functions can be improved, 'particularly those that 
improve access to the urban core and rural service centres and remedy local 
deficiencies in open space provision and quality.'  

9.5 The River Nene Regional Park (RNRP) works with a wide range of 
organisations to create a green infrastructure network of environmental 
projects across the county. This management strategy is leading the way at a 
regional and sub regional level to help improve and enhance open space in 
terms of biodiversity, access, recreation and community involvement. 
Management plans and strategies such as the River Nene and River Ise 
projects will highlight areas of open space located along the river and its 
tributaries. 

9.6 Green Infrastructure at a local level is about providing sufficient green spaces 
for recreation, amenity, wildlife corridors, and biodiversity and conservation 
purposes. Some green infrastructure may not be seen as ‘green’ e.g. bus 
routes and cycleways, however these are vital to the connection of other 
green infrastructure routes and can be linked into the green infrastructure 
network by tree lining the streets and/or with the use of hanging baskets. 
Some routes may not be accessible to the public but can provide a corridor of 
movement for wildlife through the urban and rural area. Green Infrastructure 
Corridors will run through built up areas and also areas of open countryside 

9.7 For this site it is considered that there should be two main green infrastructure 
corridors, one based along the Harrowden Ridge from the Park Farm 
Industrial Estate, south of Little Harrowden and joining to the River Ise sub 
regional corridor and the other following Great Harrowden Brook. These 
should be joined by a network of other minor corridors throughout the 
development which will include for example local open space (see section 11). 
The types of uses appropriate within each corridor will depend on the 
character of the area. For example the treatment of the corridor between 
Redhill Grange and Great Harrowden should be sensitive to the need to 
prevent coalescence. Within this area heritage and cultural assets are 
particularly important. In order to protect and enhance the setting of the village 
and the historic parkland at Harrowden Hall and to protect the archaeological 
assets in the vicinity it is considered that the green infrastructure here should 
be informal in character and not include any associated buildings. This 
location would be best suited to biodiversity enhancements (possibly 
increased tree planting where appropriate) and should not include formal open 
space such as pitches. These are essentially urban in character. Informal 
greenspace in this location would provide a more sensitive transition to Great 
Harrowden and the wider countryside. Further west along this ridge however 
due to the scale and character of the landscape more active recreation uses 
would be appropriate and would help to screen the development in the wider 
countryside. This area is identified on the map extract attached to this 
guidance titled ‘Wellingborough North’. 
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9.8 The Green Infrastructure Corridor which will follow the brook will be at the 
heart of the development. Formal urban open space and recreation will 
therefore be appropriate here as well and more natural areas. 

 
9.9 Policy 16 of the CSS identifies that particular attention should be given to the 

creation of a well designed and defined edge to development and a sensitive 
transition to adjoining areas in the wider countryside. As a general principal 
there should be a general presumption in favour of retaining whatever natural 
features exist on site where possible, particularly trees and hedgerows. These 
features should wherever practical be incorporated into the green 
infrastructure corridors. Trees of particular significance are those to the west 
of Redhill Grange and as many of these trees as possible must be retained. 

 

Green Infrastructure 
 
The development must include principal Green Infrastructure Corridors 
based along the Harrowden Ridge and the Harrowden Brook. These 
should: 

a) be multifunctional spaces which link to the sub regional and local 
corridors identified in the Core Spatial Strategy, 

b) link to a network of more local open space and corridors provided 
throughout the development. 

 
The types of green infrastructure included within the corridors must be 
compatible with surrounding uses and character. In particular only 
informal open space type uses will be acceptable in the area between the 
SUE and Little Harrowden. 
 
Existing natural features on the site including trees and hedgerows should 
be retained where possible and incorporated into the green infrastructure 
network. Particular care should be taken with the ancient track. 
 
A fully funded management plan for the long term care of all open space 
and the green infrastructure corridors will be required. 
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10. Biodiversity 

Relevant Policies 
 
Regional Spatial Strategy: Policy 28: Priorities for Enhancing the 
Region’s Biodiversity, Policy 29: A Regional Target for Increasing 
Woodland Cover 
Core Spatial Strategy: Policy 13: General Sustainable Development 
Principles 
Local Plan: Policy G18: Development affecting a Site of Nature 
Conservation Value 

 
 
10.1 Biodiversity is the variety of life in all its forms. Government Policy in PPS 9 is 

to protect and enhance biodiversity as an integral part of planning for 
sustainable development. Policy 28 of RRS8 requires a major step change to 
increase biodiversity in the area. There are no sites designated of national 
importance in the area. There are however two sites identified as of county 
significance. These are Blackberry Fox Covert and Vivians Covert. The master 
plan must ensure that these sites are protected and enhanced by for example 
ensuring they form part of a wider wildlife network and if possible ensuring 
appropriate management. The development of the SUEs also provides an 
opportunity to provide biodiversity enhancement by creating new habitats. This 
will be a priority for the green infrastructure corridors. There may well be 
opportunities for neutral grassland or wetland/meadow habitats associated 
with the Sustainable Urban Drainage. In addition new woodland areas could 
be planted. 

 

 

Biodiversity 
 
The site must provide for a net gain in biodiversity through the 
enhancement of existing habitats and the creation of new ones. 
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11. Sport and recreation 

Relevant Policies 
 
Regional Spatial Strategy: Policy 32: Regional Priorities for Sport and 
Recreation 
Core Spatial Strategy: Policy 13: General Sustainable Development 
Principles, Policy 16: Sustainable Urban Extensions 
Local Plan: Policy L7: Provision of new recreational open space 

 
 
11.1 The Borough Council in 2005 commissioned consultants to provide an open 

space study in accordance with PPG 17. The study (Planning for Open 
Spaces, Sport and Recreation) recommended the following standards of open 
space provision: 

 
PPG17 

Typology 
Existing 

Provision 
(per 1000 

population)

Quantity 
Provision 

Standard (per 
1000 

population) 

Recommended 
Travel Time 

Estimated 
Equivalent 

Straight Line 
Distance 

Parks and 
Public 
Gardens 

0.7ha 0.7 ha 15 min walk 600m 

Natural and 
Semi-Natural 
Space 

1.77ha in 
urban area 

 

1.8 ha in urban 
area 

 

15-20 min walk 600-780m 

Amenity 
Green 
Spaces 

1.58ha in 
urban area 

 

1.6ha in urban 
area 

 

10 min walk 420m 

Provision for 
Children and 
Young 
People 

0.62 play 
areas in 

urban area 

 

0.625 play 
areas in urban 

area 

 

10 min walk 420m 

Allotments 0.37ha in 
urban area 

 

0.38ha in 
urban area 

 

15min walk 600m 

 
11.2 These standards together with quality standards may be adopted as part of 

the Site Specific Proposals Development Plan Document. In advance of this it 
is considered that these standards are material considerations, being more 
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up-to-date than those in Policy L7 of the Local Plan and being in accordance 
with national guidance in PPG 17.  

 
11.3 A detailed implementation strategy will also be required in order to ensure that 

the quality vision for each type of open space as set out in the Planning for 
Open Spaces, Sport and Recreation study is achieved. This will need to 
address issues such as management and maintenance, security, the provision 
of ancillary facilities, landscaping and, where appropriate, the quality of soil 
and biodiversity.    

 
11.4 The Borough Council has recently commissioned a further study by Nortoft 

Partnerships to assess the built facilities for sport and recreation including 
pitch provision for the borough. A draft report has been received and this will 
feed into the Site Specific Proposals DPD. In advance of the DPD it has to be 
assumed that this SUE will need to make a significant contribution to meeting 
the Borough’s needs either through on site provision or contributions for off 
site provision. The report  identifies  the following standards of provision: 

 
 

Facility  Unit of provision  Provision per 
1000 

Swimming pools  water space  14 sq m  
Sports Halls (3+ 
badminton court size )  

badminton courts  0.28 courts  

Synthetic Turf Pitch  full size pitches  0.05 pitches  
Grass playing pitches  hectares playing field  1.55 ha  
Indoor bowls  rink  0.08 rinks  
Outdoor bowls  green  0.10 greens  
Indoor tennis  courts  0.04 courts  
Outdoor tennis  courts  0.20 courts  

 
11.5 The report also includes the following recommendations for on site provision 

for the North SUE up to 2021: 
 
 

Facility Proposed 
Standard per 
1000 
population 

Recommended Provision Location 

Grass 
Football 

0.9ha 4.5 senior grass pitches 
(single site with changing 
provision car parking etc = 
8ha) 

Town (north) 
 
 
 

Cricket 0.51ha 1 cricket field of 3 ha with 
changing provision, car 
parking etc. 
  

Town (north) 
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11.6  The report also identifies a number of strategic facilities the need for which 
arises from development across the town as a whole. All development will be 
expected to contribute towards these facilities: 

   
Facility Proposed 

Standard per 
1000 
population 

Recommended Provision Location 

Swimming 
Pool 

14 sq m water 
space 

6 lane x 25 m pool 
Plus teaching pool  
  
  

Sports Village 

Sports 
Halls 

0.28 badminton 
courts for halls 
which are 3+ 
court size. 

6 court hall 
 
 

Sports Village 
 
 

Synthetic 
Turf 
Pitches 

0.05 pitches One full size 3G pitch    
  

Sports Village 
 

Rugby 0.14ha One new rugby club site with 
a minimum of 3 pitches plus 
grass training area should be 
developed solely for 
community rugby, and 
should have ancillary 
facilities including clubhouse 
and car parking.   

East SUE 

 
11.7 These standards should be the basis for ongoing negotiation regarding sport 

provision in association with any application. The location of the Sports Village 
has not yet determined. It is anticipated that a location would be put forward in 
the Site Specific Proposals DPD. 

 
11.8 There will also be a need for further facilities beyond 2021. These are: 

 Athletics Track Synthetic Track, 6 lane floodlit; 
 Indoor Bowls 6 rink indoor centre; 
 Indoor Tennis  3 courts; 
 Outdoor bowls 2 greens; and 
 Outdoor Tennis  3 courts 

The facilities highlighted in bold italics are considered to be strategic facilities 
to which all development across the borough should contribute. 
 

11.9 Locations have not been suggested for these facilities, but given that the 
SUEs are likely to continue beyond 2021 these would be logical locations for 
provision. 
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Open Space, Sport and Recreation 
 
The development must make appropriate provision for open space, sport 
and recreation based upon the quantity and quality standards referred to 
above. This will involve some on site provision and contributions towards 
the provision of strategic facilities via S106 agreements. 

 
 
12. Transport 

 

Relevant Policies 
 
Regional Spatial Strategy: Policy 43: Sub Area Objectives, Policy 44: 
Regional Traffic Growth Reduction, Policy 45: Behavioural Change 
Core Spatial Strategy: Policy 2: Connecting North Northamptonshire with 
Surrounding Areas, Policy 3: Connecting the Urban Core, Policy 4: 
Enhancing Local Connections, Policy 13: General Sustainable
Development Principles, Policy 16: Sustainable Urban Extensions  
County Structure Plan: Policy T3: Transport Requirements,  
Local Plan: Policy T6: Provision of footpaths and cycleways 
Other: Transport Strategy for Growth, Northants County Council (2007), 

 
12.1 One of the main building blocks of the Core Spatial Strategy is greater 

transport choice. Settlements should be well connected within and to each 
other with a strong emphasis on supporting a modal shift away from reliance 
on the use of the private car. This will mean planning communities in a way 
that makes walking and cycling realistic alternatives to the car and delivering a 
step change in the quality of public transport provision. 

12.2 Northamptonshire County Council as highway authority has prepared a 
Transport Strategy for Growth to show how the Core Spatial Strategy can be 
delivered. This is available from: 
http://www.northamptonshire.gov.uk/Transport/TP/LTP/tsfg.htm. The 
document provides more detailed information than was available at the time 
the LTP was submitted and will be a valuable building block in preparing the 
next LTP on which work is due to commence in 2008. 

12.3 Growth proposed in the area will lead to an increased demand for travel. In 
North Northamptonshire, a 51% increase in the number of household between 
2001 and 2021 will lead to a 58% increase in the demand for travel. With the 
continuation of existing transport policies and land-use patterns it is forecast 
that this would increase car use by 79%. By 2031, car use could be 107% 
more than in 2001Northamptonshire Transport Strategy for Growth, 
September 2007. Modelling of traffic growth to 2021 has shown that growth on 
this scale could not be accommodated on the existing network. There would 
be key congestion around the town centre, along key radial routes and on 
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roads around the urban area. Whilst some improvements can be made to 
existing roads to increase their capacity, the growth in road traffic has to be 
reduced. 

12.4 For Wellingborough the key priorities which have been identified are: 
• a target of 5% modal shift from single-occupancy car trips in existing 

developed areas; 
• a target of 20% modal shift from single-occupancy car trips in new 

developments, depending upon their scale; 
• bus priority along Midland Road connecting the Town Centre to the 

railway station and Wellingborough East SUE; 
• capacity improvements and walking, cycling and public transport 

enhancements along the radial routes, in particular; Harrowden Road, 
Finedon Road/Cannon Street, London Road, Doddington Road, 
Northampton Road and Hardwick Road; 

• junction improvements at Doddington Road/Turnells Mill Lane, 
A45/Wilby Way, Northampton Road/Kingsway, Midland Road/Senwick 
Road and Finedon Road/Rixon Road; 

• a new north-south link road either east or west of the rail track to relieve 
congestion on the eastern side of the town; 

• A509 Isham to Wellingborough Improvement. The provision of a link 
between the Isham Bypass and Niort Way also bypassing Great 
Harrowden; 

• A509 Park Farm Way dualling between the A4500 and the A509 Isham 
to Wellingborough Improvement; 

• Wellingborough Eastern Distributor Road in association with the 
Wellingborough East SUE; 

• a quality urban bus network - including enhanced frequencies, evening 
and Sunday services, improved marketing, new vehicles, real time 
information and enhanced bus stops; 

• a quality inter urban bus network linking the main towns in the county; 
• development of rural service routes; 
• service improvements on the Midland Main Line to provide additional 

capacity; 
• improvements to interchange and car parking facilities at the railway 

station; and 
• transport demand management measures - including marketing, 

information, smartcards , integrated ticketing, travel plans  

 

Transport 

The development must make appropriate contributions to the key 
transport priorities identified in the Transport Strategy for Growth either 
through direct provision or S106 contributions. 

12.5 Increasing travel options is the starting point for any move towards modal shift 
in an area. In order to encourage people to use public transport it has to be a 
viable alternative to the car. The most likely form of mass transit system in 

 19



North Northamptonshire is considered to be a bus based system due to the 
limited mass of each development area. The Transport Strategy for Growth 
identifies various improvements necessary to make the public transport 
system more effective. These cover every element of the journey in order to 
offer the most attractive and time efficient service and therefore achieve an 
increase in numbers of people using the bus. 

12.6 The requirements below are taken from the Transport Strategy for Growth - 
Guidance on Creating Lasting Modal Shift, January 2007. 

 

    Public Transport 

The SUE must meet the following guidelines in order to encourage 
increased bus use: 
 the optimum spacing of bus stops should be between 500 - 1000m;
 walking distances to bus stops should be no greater than 300m, 

and no greater than 600m when accessing an Express Service. In 
this instance Express Service  refers to a 10 minute frequency, 
direct, high quality service; 

 all new major bus routes should use full width bus borders as the 
preferred bus stop type; 

 all new bus stops should comply with inclusive mobility best 
practice standards; 

 bus routes should be prioritised to provide a service that is  as time 
efficient or more time efficient than the equivalent car journey; 

 major bus routes should be essentially linear, running at minimum 
10 minute frequencies and with minimal loops or repetition; and 

 marketing should be promoted from the earliest stages of 
development - with sustainable transport and travel planning 
information included within the marketing literature for the site and 
with space set aside for promotion within show homes. Section 106 
agreements should allow for marketing budgets. 

12.7 Cycling and walking are, in some instances, viable alternatives to the car and 
it is therefore important to encourage these activities by aiming to improve 
provision for them within the borough. The Transport Strategy for Growth 
proposes to undertake walking audits to identify current or potential desire 
lines and instances where new or improved footways are required. The 
Strategy also proposes to develop walking and cycling master plans. It is 
anticipated that these master plans will update the master plan included in the 
Local Plan. 

12.8 The design of estate layouts, both residential and commercial, is critical to 
ensuring that a high quality alternative to the car can be offered. Roads need 
to be designed to allow for the effective and safe movement of cars, cyclists 
and pedestrians around the development. The County Council is proposing to 
produce new guidance on the residential estate layouts in conjunction with the 
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Commission for Architecture and the Built Environment (CABE), local planning 
authorities and developers. This guidance will draw upon the new Manual for 
Streets, published by the Department for Transport and other examples of 
best practice. 

Pedestrians and Cyclists 

All roads and streets must be designed with cyclists and pedestrians in 
mind and so as to minimise inappropriate use. Pedestrians should have 
priority in residential areas. 

Footpaths and cycle links should be provided to link into the town wide    
network. 

 

13. Historic Environment 

Relevant Policies 
 
Regional Spatial Strategy: Policy 27: Protecting and Enhancing the 
Region’s Natural and Cultural Assets, Policy 31: Regional Priorities for the 
Historic Environment 
Core Spatial Strategy: Policy 5: Green Infrastructure, Policy 13: General 
Sustainable Development Principles  
  

 
 
13.1 One of the key messages that emerged from the Stakeholder event in May 06 

was that historical and heritage features were key strengths and should 
therefore influence how the growth is delivered. Urban design should therefore 
where appropriate reflect this. For this site the most important heritage features 
are the listed Harrowden Hall and Gardens. In order to protect and enhance the 
setting of this area built development should not encroach too close (see 
boundary section above) and green infrastructure should be informal (see 
green infrastructure section above). Also of significance is the listed 
Wellingborough Grange, this building should be sensitively integrated into the 
development.  

 
13.2 The Sites and Monuments Record indicates the presence of a number of 

archaeological features of importance in the area, particularly to the immediate 
south west of Great Harrowden. Various surveys in the vicinity have identified 
evidence of prehistoric, Iron Age, medieval and Romano-British remains. 
Wherever possible archaeological remains must be protected in situ. 
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Historic Environment 

Proposals must protect and enhance the historic environment and its 
setting. Assets of particular importance include Great Harrowden Hall and 
Gardens, Wellingborough Grange and archaeological remains. 

 
14. Retail 

Relevant Policies 
 
Regional Spatial Strategy: Policy 23: Regional Priorities for Town 
Centres and Retail Development,  
Core Spatial Strategy: Policy 12: Distribution of Retail Development, 
Policy 16: Sustainable Urban Extensions  
Local Plan: S1: Broad locational requirement for retail development, S2: 
Impact upon the vitality and viability of the town centre 

 
 
14.1 The policies of the RSS, CSS and the submitted Town Centre Area Action 

Plan all emphasise the key role that the town centre is to play as the focus for 
retail development in Wellingborough. Retail development will not be 
acceptable if it will result in an adverse impact on the vitality and viability of the 
town centre. Policy 12 of the CSS states that ‘the scale of retail development 
should be appropriate to the role and function of the centre where it is to be 
located’. Policy 16 (d) says that the SUEs should make provision for ‘an 
appropriate level of retail…facilities that meet local needs but do not compete 
with the town centre’. It is not therefore intended that Wellingborough North 
will provide a significant amount of floorspace, such as a supermarket of a 
scale that will serve a wider area.  

 
14.2 The Borough Council has recently commissioned a retail study by Drivers 

Jonas to support the production of the Site Specific Proposals Development 
Plan Document. The purpose of the study was to assist in defining the 
appropriate scale and type of retail provision which should be provided in the 
SUEs. The report recommends retail floorspace (A1 and services) of 1,850m² 
in 2021 and 2,600m² by 2031 as sufficient to accommodate the residents’ 
local shopping needs in North Wellingborough. This is based on the CSS 
assumptions of 2300 dwellings by 2021 and 3000 by 2031. For development 
of a larger scale, the developer will need to demonstrate that the proposals will 
not have an adverse impact upon the town centre and that the scale of 
development is appropriate to a local centre.  
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The SUE must make provision for an appropriate level of retail facilities 
that meets local needs but does not compete with the town centre or have 
an undue adverse impact on existing local centres. 

Retail 

 
 
15. Community Facilities 

Relevant Policies 
 
Regional Spatial Strategy: MKSM Strategic Policy 3: Sustainable 
Communities, MKSM Northamptonshire Policy 4: Corby, Kettering and 
Wellingborough 
Core Spatial Strategy: Policy 13: General Sustainable Development 
Principles, Policy 16: Sustainable Urban Extensions  
Local Plan: Policy L2: New Community Facilities 

 
 
15.1 The development should provide suitable community facilities based on the 

needs identified by the Primary Care Trust, the Education Authority and other 
stakeholders together with advice and input from other organisations with an 
interest in building cohesive communities such as the Police. As a general 
principle the provision of multipurpose facilities should be considered as the 
preferred approach.  

 
15.2 Current advice from the Education Authority is that two new primary schools 

should be provided within the development. The scale and location of the 
primary schools should be agreed with the Education Authority with careful 
consideration given to safe routes to school. It is likely that a 420 place school 
on a 2ha site and a 630 place school on a 3ha site will be required. School 
sites will also normally accommodate nursery provision, but additional 
childcare services may also be required. 

 
15.3 The planned growth in Wellingborough is likely to require a new secondary 

school to serve the town. A site for this is allocated within the Wellingborough 
East SUE and therefore no secondary school will be required to be located on 
this site. However proportionate contributions towards the costs of the 
additional secondary places required to accommodate children generated by 
this development will be required through S106.Progress and future 
requirements in partnership with the Education Authorities must be monitored 
to ensure sufficient provision is made at a suitable location. 

 
15.4 The Police service is likely to require accommodation for a Safer Community 

Team in a multi use building. The specific details of this provision should be 
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agreed with the applicant and service providers. It should be provided as soon 
as is reasonably practical. 

 
15.5 The requirements for health and social care will need to be determined 

through the preparation of a Health Impact Assessment to accompany the 
planning application and discussions with the Primary Care Trust. 

 
15.6 An important part of seeking to design out antisocial behaviour is to ensure 

that appropriate sport, recreation and community facilities are built into the 
development and that they are appropriately phased to keep pace with house 
building. In addition detailed designs should meet the principles of secured by 
design. The Provision of Closed Circuit Television Systems (CCTV) should be 
considered. 

 

 Community Facilities 
 
The development must provide appropriate community facilities both 
through on site provision and contributions to facilities elsewhere. 

 
 
16.  Other Policies 
 
16.1 In addition to the policies and guidance referred to in the sections above there 

are a number of others which will be particularly relevant to the determination 
of a planning application for this site, but for which it has not been necessary 
to add any further local context. These policies and guidance are listed below. 
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Other Relevant Policies 
 
Regional Spatial Strategy: Policy 1 - Regional Core Objectives, Policy 3 
– Sustainability Criteria, Policy 4 – Promoting Better Design, Policy 5 – 
Concentrating Development in Urban Areas, Policy 13 – Spatial Priorities 
for Development in the Southern Sub-Area, Policy 30 – Priorities for the 
management and Enhancement of the Regions Landscape, Policy 40 – 
Regional Priorities for Energy Reduction and Efficiency, Policy 41 – 
Regional Priorities for Renewable Energy, Policy 47 - Regional Car 
Parking Standards, Policy 1: The Spatial Framework. 
 
Core Spatial Strategy: Policy 1 – Strengthening the Network of 
Settlements, Policy 14 – Energy Efficiency and Sustainable Construction. 
 
County Structure Plan: GS5 – Design, T9 – Parking Standards, T10 – 
Parking for Housing. 
 
Local Plan: G16 – Design and Art within the built environment, G19 –
Environmentally Important Open Space, L5 – Important Amenity Areas. 
 
Waste Local Plan: Policy 5 (Waste minimisation), Policy 6 
(Neighbourhood Waste Facilities). 
 
Other Material Guidance: SPG IV – Planning out Crime in 
Northamptonshire, SPG V Parking, SPG VIII Building Better Places, SPD 
Public Art: A Guide to Good Practice, Sustainable Design SPD, 
Northamptonshire Minerals and Waste Development Framework: The 
Development and Implementation Principles SPD, March 2007.  
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Appendix 1 
Policies in the North Northamptonshire Core Spatial Strategy of particular 

relevance in full 
 
 

 

 26



 
 

 27



 
 

 28



 
 

 29



 
 
 

 30



WELLINGBOROUGH NORTH-
KEY FEATURES

Historic Features

Ridgeline

Harrowden Brook

Wooded Area

GREAT HARROWDEN
HALL AND GROUNDS

HARROWDEN BROOK

© Crown Copyright. All rights reserved.
Borough Council of Wellingborough.
100018694. 2008

BOROUGH COUNCIL
OF WELLINGBOROUGH

IWImp



 No Window 

Due to the Ordnance Survey's Positional Accuracy Improvement
 (PAI) Programme, some data on this map may be misaligned with
 its related OS feature. Borough Council of Wellingborough will be 

able to advise you of the PAI data conversion programme,

its impact on this map and any further information you may require.

Based upon the Ordnance Survey  mapping with the permission 
of the Controller of Her Majesty's Stationary

 Office © Crown Copyright. Unauthorised reproduction
 infringes crown copyright and may lead to prosecution

or civil proceedings.

Wellingborough North

Not to Scale

Built Environment

Borough Council of Wellingborough. 
Licence No. 100018694.2009

Route of Isham to 
Wellingborough
Improvement 
(IWIMP)

Indicative Link Road

Area for Development

Green Landscape & 
Open Space

Key



 

Cross Sections Locations 

© Crown Copyright. All rights reserved. 
Borough Council of Wellingborough. 
100018694.2008 



 
 
 
Wellingborough North Cross Sections  

Horizontal Scale 1:10 000, exaggerated vertical scale 


	W'boro North Guidance adopted 27.01.09
	Wellingborough North - Key Features
	Wellingborough North
	Cross Sections Locations
	Wellingborough North Cross Sections

