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1.0  Introduction 
 
1.1 This background report provides the evidence base to enable the allocation of a site 
within the town of Wellingborough for a sports village as part of the preferred option in the Site 
Specific Proposals Development Plan Document (referred to hereafter as the ‘Site Specific 
Plan’). 
 
1.2 The Site Specific Plan sets out the policies and proposals that relate to particular sites 
and areas within the borough. It will include allocations for housing, employment and other land 
uses as well as policies to assist in the determination of planning applications. 
 
1.3 The prime purpose of allocating a preferred site for a sports village will be to ensure that 
a site can be developed in order to meet the sports and recreational needs identified for 
Wellingborough up to 2021 and beyond. This report describes the selection criteria for the 
allocation of a site which comes from the basis of sustainability. 
 
2.0 Background 
 
2.1 This report is the first stage of a piece of work to find a suitable location for a sports 
village, the need for which was outlined in the Borough of Wellingborough Sports Facilities 
Strategy1.  
 
2.2 Stage 1 of the project identified the facilities required for the sports village (as identified 
through the sports facilities strategy) and assessed a range of sites against a set of sustainability 
criteria in order to form a judgement as to the most suitable location. 
 
2.3 The objectives of stage one were to:  
 

• Identify facilities required for the sports village pre 2021 and post 2021; 

• Identify a list of sites;  

• Assess the list to provide a short-list;  

• Carry out a more detailed assessment  of the short listed sites;  

• Decide on a preferred site to take forward as part of the Site Specific Plan preferred 
options consultation. 

 
2.3 Stage 2, which has yet to take place, will include initial proposals on how the 
development could be funded, delivered and managed. This second stage work will be 
undertaken following consultation by the Borough Council on the ‘preferred options’ for the Site 
Specific Plan, which will include consultation on the Council’s recommended location for the 
sports village. 
 
3.0 Sports Village Requirements  
 
3.1 By 2021, Wellingborough’s population is anticipated to grow to 96,900 from the current 
77,000. The growth in population and consequent participation in sport will bring with it demand 
for new sports facilities which should be planned for now. The 2008 Sports Facilities Strategy 
assessed demand for the growth of the town and recommended the following key facilities for 
the sports village:  

                                            
1
 Nortoft, September 2008, Borough Council of Wellingborough Sports Facility Strategy: The provision of built facilities for sport and recreation 

within the borough. 
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• A 6 lane x 25m swimming pool plus teaching pool;  

• A 6 badminton court sports hall;  

• A full size 3rd Generation (3G) artificial synthetic turf pitch.  
 
3.2 Along with these key facilities the Sports Facilities Strategy recommended that, the 
sports village should also include: 
 

• A 50 to 100 station health and fitness suite; 

• A dance/multi purpose space/small hall; 

• A café;  

• A crèche; and 

• Ancillary facilities (such as parking, landscaping and servicing).  
 
3.3 The sports village should also be able to accommodate facilities post 2021 and up to at 
least 2026. This would put it in line with the emerging Core Spatial Strategy Review. Additional 
facilities that are likely to be required post 2021 include: 
  

• A 6 lane floodlit synthetic athletics track;  

• Grass pitches; and  

• A 6 rink indoor bowls centre.  
 
4.0 Stage 1 - Site Assessments   
 
4.1 A list of sites and their boundaries were identified using a combination of sites allocated 
in the Local Plan; locations identified in the North Northamptonshire Core Spatial Strategy 
(CSS); land assessed for housing as part of the North Northamptonshire Strategic Housing 
Land Availability Assessment2 (SHLAA); and assessments behind the Wellingborough 
Employment Land Study3. Sites of nature conservation importance were excluded from the list 
of sites due to possible environmental impacts. 
 
4.2 Of the 26 sites included in the original list (see Appendix 1 & 2), three are split sites that 
have been scored with the swimming pool and Synthetic Turf Pitch (STP) at one location and 
the sports hall at another.  
 
5.0 Stage 1 – Part 1 - Site Selection Criteria. 
  
5.1 Each site listed in appendix 1 has been assessed in its entirety against the following 
criteria. The matrix is shown in Appendix 2: 
 

• size 

• prominent location 

• direction of planned growth 

• accessibility 

• proximity to the existing swimming pool 

• loss of sports pitches 
 

                                            
2
 Roger Tym and Partners; March 2009; available at www.nnjpu.org.uk 

3
 Nortoft; September 2006; Available at www.wellingborough.gov.uk 
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5.2 Size: The long list included sites which could accommodate facilities needed for the 
sports village up to 2021. On reflection, however, it was decided to limit consideration to only 
sites which would be large enough to also provide for additional facilities post 2021, as this 
would create not only a more viable facility, in terms of management and maintenance costs 
and the use of parking and change facilities, but would also provide the opportunity to create a 
flagship development. The site therefore needs to be over 6.12 ha to accommodate the 
identified requirements to 2026.  
 
5.3  Prominent location: The sports village could act as a strategic facility for North 
Northamptonshire and surrounding areas and should therefore be located on a flagship site to 
boost the attraction of the facility to a wide population. A flagship site should ideally be located 
in a prominent location on a well used route within the existing town or in a prominent, 
accessible location within an area of planned growth.  
 
 

�� Prominent location  on either the A45  or A509 

� 
Prominent location on a key existing or proposed route within the town or an 
area of planned growth.  

xx Other location. 

 
5.4 Direction of planned growth: The sports village should be located on a site that is 
accessible to both the existing and planned population. A site that is therefore within the existing 
town or within a planned urban extension is preferred. In addition, the site must be highly 
accessible by a range of transport modes. Locating the site within a populated area or an area 
of planned growth offers greater opportunities to take advantage of public transport and 
contribute towards the levels of modal shift highlighted in the CSS. 
 

�� Within an area of planned residential growth or in the existing town 

� Within and contiguous to the direction of planned residential growth. 

x Not in the direction of planned growth  

xx 
 Significantly detached from existing residential and outside the direction of 
planned growth. 

 
5.5  Accessibility: The sports village will be a flagship site which will cater for Wellingborough 
as well as surrounding areas and the anticipated level of traffic entering and exiting the site is 
therefore expected to be high. To ensure that the development will not have an adverse impact 
on the highway network, access from residential streets is unlikely to be suitable. Similarly, the 
formation of a new access onto the A45 trunk road is likely to be discouraged by the Highways 
Agency as a matter of policy, in order to support the free-flow of traffic along this strategic route. 
 

�� Access through existing/planned infrastructure   

� Potential for access from a main road 

� Potential for access through existing lightly trafficked residential roads 

�� Access to site unlikely owing to other significant constraints (e.g.  the 
need to remove existing uses or provide a new access to a trunk road) 

 
5.6 Proximity to the existing swimming pool: The Amateur Swimming Association (ASA) 
strategy 4states that ‘there is a need to work with all facility providers… to ensure a more 

                                            
4
 Amateur Swimming Association (August 2007) – Draft East Midlands Region Strategic Plan 2009 - 2013 
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comprehensive coverage of pool space for different users5.’  Positioning an additional swimming 
pool outside of this catchment will therefore pick up another section of the population. 
 

�� Outside the 20 minute walking catchment of the existing swimming pool  

�/� Catchment runs through part of the site  

�� Within the catchment of the swimming pool  

 
5.7 Loss of sports pitches 
A standard of 1.2km (approx 15 minute walking time) is proposed to ensure that there is 
sufficient local provision. With most people at the moment walking around 10 minutes to reach a 
sports pitch. In the first instance existing sports pitches should remain and improvements should 
be made where necessary. Single pitch sites in the town should be reviewed and either 
converted to mini pitches or informal open space at Croyland Park, Eastfield, Queensway and 
Castlefields. Where possible, creation of a sports village should avoid the loss of existing sports 
pitches and encourage a travel time of no more than 15 minutes for existing and new sports 
pitches6. 
 

�� No loss of pitches  

�/� Potential loss of 1 pitch 

�� Potential loss of 2 or more pitches  

 

6.0  Site Assessment  

6.1 As shown in Appendix 2, sites with a double cross were deleted from the long list at this 
stage, leaving 6 remaining sites: 

• South West of Wilby Way (site 23) 

• Park Farm Way/Shelley Road (site 21) 

• Land to the West of Wellingborough ( site 22) 

• East of Wellingborough East (site 7) 

• Wellingborough North urban extension (Land between A509 and Finedon Road Industrial 
Estate) (site 3) 

• Wellingborough North urban extension (main part of site) (site 4) 

6.2 These remaining sites were then subject to a more detailed assessment as shown below. 

7.0 Stage 1 - Part 2 - Sports Village Site Comparison 
 
7.1 The table in Appendix 4 includes a more detailed and comparative assessment of each 
of the 6 sites in order to illustrate differences and similarities. Relevant topic areas have been 
selected from the Sustainability Appraisal of the Site Specific Plan criteria and are highlighted 
below. The other sustainability criteria were not used in the assessment as these did not help to 
distinguish between sites. In addition, several deliverability and viability criteria have also been 
added.  
 

                                            
5
 Nortoft, September 2008, Borough Council of Wellingborough Sports Facility Strategy: The provision of built facilities for sport and recreation 

within the borough. 
6
 Nortoft, September 2008, Borough Council of Wellingborough Sports Facility Strategy: The provision of built facilities for sport and recreation 

within the borough. 
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SA Topic SA OBJECTIVE DECISION MAKING CRITERIA 
Accessibility Enable all people to have similar 

and sufficient levels of access to 
services, facilities and 
opportunities 

• Pedestrian accessibility 
(existing and proposed) 

• Cycling accessibility (existing 
and proposed) 

• Vehicular accessibility (existing 
and proposed) 

• Public transport accessibility 
and proximity to bus stops 

• Distance from existing 
residential areas/ catchment of 
population 

Health Improve overall levels of physical 
and mental health, reduce the 
disparities between different 
groups and areas 

• Risk to health (direct or 
indirect) through pollution, 
noise or contamination 

Liveability Create healthy, clean and 
pleasant environments for people 
to enjoy living, working and 
recreating in and to protect and 
enhance residential amenity 

• Effect on existing surrounding 
neighbourhood uses 

• Effect on proposed surrounding 
neighbourhood uses 

Biodiversity Protect, maintain and enhance the 
diversity and abundance of 
species and their habitats to 
implement a net gain and to avoid 
habitat fragmentation. 

• Nature conservation value of 
the site 

• Trees potentially affected 

Landscape Maintain and enhance the quality, 
character and local distinctiveness 
of the landscape, including its 
contribution to the setting and 
character of settlements 

• Impact on character of the 
surrounding landscape and 
villages 

Cultural Heritage Protect and enhance sites, 
features and areas of historical, 
archaeological, geological and 
cultural value and their settings 

• Cultural heritage value 

Built Environment Maintain and enhance the quality 
and distinctiveness of the built 
environment 

• Change in open space 
provision 

Water Conservation 
and Management 

Ensure adequate water supply, 
maximise water efficiency and 
reduce the risk of flooding 

• Flood risk 

• Utility constraint 

Soil and Land Ensure the efficient use of land 
and maintain the resource of 
productive soil  

• Site topography 

• Risk of contaminated land 

• Use of brownfield/greenfield 
land 

• Agricultural land quality 
Additional criteria 
Deliverablity/viability  • Planning policy status and 

impact on housing delivery 

• Willingness of landowner(s) 
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• Transport/highways 
infrastructure costs 

• Opportunities for dual use or 
shared facilities 

• Conflict with housing or 
employment land value 

 
 
 
7.2 The impact of each category has been assessed as High, Medium or Low according to 
the effect each site is likely to have on that particular category. High is an impact that would 
have significant adverse implications. 
 
7.3 In addition, the number of dwellings within a 1.2km boundary (a 15 minute walking 
distance) of each site has been calculated in order to provide a further measure of accessibility.   
 
 

Site Name 
Site 
Ref 

Site 
Size 
(ha) 

Existing 
dwellings

(i)
 

Planned development 
from assumed ultimate 
boundary in SSPDPD

(ii)  
  

Reduced 
capacity

(iii)
 

Total 

Wellingborough North urban 
extension (Land between  A509 
and Finedon Road Industrial 
Estate) 3 

 
 

54.97 
4042 1550 

 
 
 

214 5378 

Wellingborough North urban 
extension (main part of site) 4 

 
199.3 3484 2895 

 
214 6165 

East of Wellingborough East 7 

 
 

258.2 19 5000+ 

 
 

214 4805 

Park Farm Way/Shelley Road 21 
  

19.9 2818 695 
 

214 3299 

Land to the West of 
Wellingborough 22 

 
97.14 2671 - 

 
0 2671 

South West of Wilby Way  23 
 

83.3 3533 - 
 

0 3533 
 

(i)  The number of existing address points in the catchment area. 
(ii)  The additional number of dwellings to be provided within the catchment area as part of the 
planned growth of the town. 

(iii)  The reduction in dwelling capacity that would   result from the allocation of 6.12ha of the site 
for the sports village. 
 
This information has been used to help assess the accessibility (distance from existing 
residential areas) criteria in this stage of the assessment. 
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8.0 Results of Assessment 
 
8.1 The following table summarises the assessment in Appendix 4 
Criteria Site 21 Site 23 Site 22 Site 7 Site 3 Site 4  
Access 
Pedestrian 

Low  High  High Low Low   Low 

Access 
Cycling 

Medium High High Medium   Medium  Medium  

Access 
Vehicular 

Medium  High  High Medium  Medium  Medium  

Access 
Bus 

Medium  High  High  Low  Low Low 

Access 
Residents 

Low  High  High  Low Low  Low 

Health 
 

Low Low Low Medium Low Low 

Liveability 
existing 

Medium Medium  
 

Medium  
 

Low  
 

Medium Low 
 

Liveability 
proposed 

Medium Low  Low  Medium Medium Medium 

Biodiversity 
nature 

Low Medium Medium Medium Low Medium 

Biodiversity 
trees 

Low Low Low Low Medium Low 

Landscape 
 

Low  High Medium Medium Low Medium 

Cultural 
Heritage 

Low Medium Medium Medium Medium Medium 

Open Space 
 

Low Low Low Low Low Low 

Flood risk 
 

Low Low Low Low Low Low 

Water 
constraint 

Low Medium Low  Low Low Low 

Agricultural 
quality 

Low Medium Medium Medium Medium Medium 

Land 
constraints 

High High  High  Low  High  
 

High  

Contamination 
 

Low Low Low Medium Low Low 

Greenfield/ 
Brownfield 

High High High High High High 

Site 
Constraints 

Low Medium Low  Medium Low Low 

Housing 
delivery 

Medium  
 

Low 
 

Low 
 

Medium 
 

Medium 
 

Medium 
 

Landowner 
 

Medium Low Low Medium High  High  

Infrastructure 
costs 

Medium High  High  Medium Medium Medium 

Dual use 
opportunities 

Low  High  High  Low Low  Low  

Conflict with 
housing value 

Medium Low Low Medium High   High  
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8.2  All sites show some potential to accommodate a sports village. The two sites which 
show higher impacts are South West of Wilby Way (site 23) and Land to the West of 
Wellingborough (site 22). This is primarily due to the fact that these two sites are beyond the 
ring road and are therefore less accessible.  They are also locations which are not anticipated to 
take other development and therefore provide limited opportunities to share infrastructure costs. 
Site 23 is also of high landscape sensitivity. These two locations are therefore least favoured.  
 
8.3 The most significant issues at Park Farm Way/Shelley Road (site 21) relate to the sloping 
site. This is likely to make delivery of the pitches difficult and potentially expensive. Both sites to 
the north of the town (sites 3 & 4) are likely to have similar problems. The flattest site is likely to 
be within land East of Wellingborough East (site 7). The sites likely to offer most opportunities 
for dual use are those connected to the Sustainable Urban Extensions, although site 21 (Park 
Farm Way/Shelley Road) may also have some potential for this. Wellingborough East is the 
only location in the town where a new secondary school is planned and this is likely to offer a 
particular opportunity to potentially share some pitch and sports hall provision and even 
management arrangements. This could benefit the school by offering greater educational 
opportunities in health and fitness studies. 
 
8.4 A major concern with the sites to the north of the town (sites 3 & 4) relates to the fact that 
these sites have planning consent. It is anticipated that there will be very limited opportunity to 
amend the master plan to accommodate a sports village. East of Wellingborough East has 
however not yet been master planned and therefore offers the opportunity to ensure the sports 
village is appropriately designed and connected to other services and facilities.  
 
8.5 If sites to the north of the town (sites 3 & 4) or Park Farm Way/ Shelley Road (site 21) 
are chosen as the location for the sports village they will be able to deliver less housing and it is 
likely that additional sites for housing will need to be identified to compensate. East of 
Wellingborough East (site 7) would also result in less land being available for housing, but it 
would not affect the housing land supply in the plan period up to 2021. 
 
 
 
 
 
 



 

Appendix 1 – Map of Sites  
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Site Name 
Site 
Ref Site Area (ha) 

Prominent location 
Key arterial route 

Direction of 
planned growth 

Accessibility Proximity to 
pool 

Loss of 
pitches 

Pulse Park 01 154.7 � xx � �� �� 

Land North West of Wellingborough North urban 
extension 02 113.3 

xx � � �� �� 

Wellingborough North urban extension (Land between 
A509 and Finedon Road Industrial Estate) 03 54.97 

�� �� �� �� �� 

Wellingborough North urban extension (main part of site) 04 199.3 �� �� �� �� �� 

Hemmingwell 05 13.16 xx �� � x/� �� 

Burrow’s Bush 06 16.31 xx �� x  xx �� 

East of Wellingborough East 07 258.2 � �� �� �� �� 

Old Grammarians and Surroundings 08 60.47 xx xx � �� �� 

Appleby Lodge 09 57.12 xx xx � �� �� 

Redwell Leisure 10 
6.15(3.35 

developable) 
(i)

 
xx �� x �� xx 

Redwell Leisure Centre and Queensway Park 11 
18.49(15.69 

developable) 
(i)

 
xx �� x �� xx 

Redwell Leisure Centre and Park Farm Way/Shelley 
Road 12 

34.58 (31.78 
developable) 

(i)
 

xx/�� �� x /�� �� xx 

Queensway Park 13 12.34 xx �� x/� �� xx 

Dale End Park 14 5.04 xx �� x xx xx 

Croyland  Road (former swimming pool)  15 2.75  xx �� x xx �� 

Croyland Park 1 16 3.37 xx �� x �� xx 

Croyland Park 2 17 4.46 xx �� x �� xx 

Croyland Park 1, 2 and Croyland Road (former swimming 
pool) combined 18 10.57 

xx �� x x/� xx 

Weavers Leisure Centre/School 19 
8.5(1.66 dev -
elopable) 

(i)
 

xx �� x x/� xx 

Weavers Leisure Centre/School and Park Farm 
Way/Shelley Road 20 

36.93(30.09 
developable) 

(i)
 

xx /�� �� x/�� x/� xx 

Park Farm Way/Shelley Road 21 
28.43 (19.9ha 
developable) 

�� �� �� �� �� 

Land to the West of Wellingborough 22 97.14 �� x � �� �� 

South West of Wilby Way  23 83.3 �� x � �� �� 

South East of Wilby Way  24 57.64 �� x xx  �� �� 

Windsor Road 25 6.28 �� �� ��/ xx �� � 

 
(i) 

Area minus existing development 

Appendix 2 – Original (Long) List of sites 
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Appendix 3 – Top 6 site options for sports village 
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Appendix 4 – Comparison of short listed sites 

                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

ACCESSIBILI
TY -
Pedestrian 
accessibility 
existing and 
proposed 

Public footpath  
PROW 002 runs 
through the site 
 The land 
adjoins existing 
residential 
development 
from which it 
can be 
accessed 
across open 
space. 

Public footpaths 
TB1, TU1, TB5 and 
UL32 run 
by/through the site. 
An A509 underpass 
is proposed by the 
owner of the land in 
order to access 
proposals for a  
leisure centre as 
part of a mixed use 
scheme which is 
not a included as a 
preferred option of 
the Site Specific 
Proposals DPD.  
  Notwithstanding 
this, an underpass 
may not be an 
attractive solution 
for pedestrians and 
is likely to be costly.  
The site will be 
divorced from 
existing residential 
development to the 
east of the A509. 

Public footpath 
TU002 runs 
through the site  
A new A509 
crossing would be 
required - either a 
bridge or 
underpass. This 
may not be 
attractive to 
pedestrians and is 
likely to be costly. 
The site will be 
divorced from 
existing residential 
development to the 
east of the A509. 

The site forms part of 
the urban extension to 
the east of the town.  
Pedestrian routes 
could therefore be 
planned into the 
development. 
The site will be close to 
residential areas. 

 The site forms part of 
the urban extension to 
the north of the town.  
Pedestrian routes could 
therefore be planned 
into the development. 
Existing underpasses 
link areas of residential 
development to the north 
and south of  
Northen Way. 
The site will be close to 
residential areas. 

Public footpath 
TH005 runs through 
the site. No existing 
pedestrian access, 
although new 
pedestrian routes 
are proposed as 
part of the wider 
development.  
The site will be 
close to residential 
areas. 
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                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

IMPACT Low  High  High Low   Low Low 

ACCESSIBILI
TY -Cycling 
accessibility 
existing 
&proposed 

A lit cycleway, 
located to the 
east of the site, 
provides a link 
into the rest of 
the town’s cycle 
network. 
Connections 
could be made 
to this across 
the brook. 

No existing cycle 
routes. A floodlit 
cycleway across 
the A509 could be 
extended into the 
site using the 
proposed 
underpass as a link 
into to the town’s 
existing cycle 
network. 

No dedicated 
cycleways into or 
near the site. New 
cycle routes could 
be linked into the 
town’s existing 
cycle network. 

There is currently no 
access for cyclists.  
New cycle routes are, 
however, proposed as 
part of the wider 
development. 

There is currently no 
access for cyclists.  An 
existing cycle route, 
however, runs south of 
Northen Way and 
connections could be 
made to this. Cycle 
routes are also proposed 
as part of the 
Wellingborough North 
urban extension 

There is currently 
no access for 
cyclists although 
new cycle routes 
are proposed as 
part of the wider 
development. 

IMPACT Medium High High Medium   Medium  Medium  

ACCESSIBILI
TY -Vehicular 
accessibility 

existing 
&proposed 

No existing 
access, 
although a 
network of new 
roads will be 
needed as part 
of the wider 
planned 
development of 
the site for 
residential 
development. 

No existing access 
into the site. The 
landowner, 
however, has put 
forward plans for 
access from the 
A509 and A45 to 
serve proposals for 
wider development. 
(see above).   
Acceptability of the 
proposed access 
points to the 
highways 
authorities is 
unknown at this 

Currently no 
vehicular access 
into the site. 
Access likely from 
Park Farm Way/ 
Mears Ashby Road. 
Acceptability to the 
highway authorities 
of these access 
points is, however, 
unknown at this 
stage. 
New access not 
required as part of 
other planned 
growth 

New road 
infrastructure is 
planned as part of the 
urban extension. This 
should be capable of 
providing access to the 
sports village. 

There is currently no 
vehicular access into the 
site. A new network of 
roads is, however, 
proposed through the 
wider development. 

There is currently 
no vehicular access 
into the site. A new 
network of roads is, 
however, proposed 
through the wider 
development. 
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                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

stage. Upgrade to 
Wilby Way junction 
is anticipated due 
to existing and 
projected traffic 
levels.  
New access not 
required as part of 
other planned 
growth 
 

 

IMPACT Medium  High  High Medium  Medium  Medium  

ACCESSIBILI
TY -Public 
transport 
accessibility/
proximity to 
bus stops 

The nearest bus 
stops are 
currently located 
on Northampton 
Road and in the 
village of Wilby. 
The site is 
allocated for 
housing and is 
therefore likely 
to have bus 
routes planned 
in. 

The nearest bus 
stops are currently 
in Northampton 
Road and in the 
village of Wilby. 
Existing bus routes 
could be diverted 
through the 
development to 
serve the leisure 
centre, but the 
absence as not 
associated with 
other development. 

 Currently no buses 
run through this 
site. 
Existing bus routes 
could be diverted 
through the 
development to 
serve the leisure 
centre, but unlikely 
as not associated 
with other 
development. 

Bus routes are planned 
as part of the urban 
extension to link the 
secondary school to 
the railway station and 
town. 

The nearest bus stops 
are currently in the 
Redhill Grange estate, 
on the A509 Kettering 
Road, Redhill Farm 
estate and Finedon 
Road Industrial Estate. 
New bus routes are 
proposed as part of the 
wider development of 
the area. 

The nearest bus 
stops are currently 
in the Redhill 
Grange estate, on 
the A509 Kettering 
Road, Redhill Farm 
estate and Finedon 
Road Industrial 
Estate. New bus 
routes are proposed 
as part of the wider 
development of the 
area. 

IMPACT Medium  High  High  Low  Low Low 

ACCESSIBILI
TY – Distance 

The site is 
within the ring 

The site is adjacent 
to the village of 

The land is located 
to the south of Park 

Within an area 
allocated for mixed 

The site is adjacent to a 
residential area (Redhill 

Within an area, 
allocated for mixed 
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                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

from existing 
residential 
areas. 
Catchment of 
population 

road, located 
adjacent to 
existing 
residential 
development 
and is allocated 
primarily for 
residential 
development.  
A 1.2km walking 
catchment (Para 
7.3) covers 
approx 3299 of 
existing and 
proposed 
population. 

Wilby and 
separated from the 
Wilby Way housing 
development 
(which has poor 
connectivity to the 
rest of the town) by 
the A509. 
Northampton Road, 
one of the main 
roads into 
Wellingborough 
town centre, is 
located near to the 
northern end of the 
site.  
A 1.2km walking 
catchment (Para 
7.3) covers approx 
3533 of existing 
and proposed 
population. 

Farm Way 
Industrial Estate 
and west of the 
A509.resulting in 
poor connectivity to 
the remainder of 
the town. 
A 1.2km walking 
catchment (Para 
7.3) covers approx 
2671 of existing 
and proposed 
population. 

use, including 
residential 
development. 
Accessibility from new 
residential areas would 
be good. 
A 1.2km walking 
catchment (Para 7.3) 
covers approx 4805 of 
existing and proposed 
population. 

Grange) and separated 
from the rest of the town 
by Northen Way. The 
site would be accessible 
from proposed 
residential areas.  
A 1.2km walking 
catchment (Para 7.3) 
covers approx 5378 of 
existing and proposed 
population. 

use, including 
residential 
development. 
Accessibility from 
new residential 
areas would be 
good. 
A 1.2km walking 
catchment (Para 
7.3) covers approx 
6165 of existing and 
proposed 
population. 

IMPACT Low  High  High  Low Low  Low 

HEALTH – 
Risk through 
contaminatio
n or pollution 

May be minimal 
impact from the 
A509 

May be minimal 
impact from the 
A45 and A509. 

May be minimal 
impact from the 
A509 

The site borders 
Sidegate Lane Landfill 
Site. The EA has 
advised no residential 
development within 
500m and no 
commercial within 

There may be minimal 
impact from the Finedon 
Road Industrial Estate 

There may be 
minimal impact from 
surrounding roads 
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                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

250m unless more 
detailed studies show 
otherwise.  This may 
affect a small part of 
the site 

IMPACT Low Low Low Medium Low Low 

LIVEABILITY 
-
Surrounding/
neighbourho
od uses - 
Existing uses 

Surrounding 
uses include 
open space, 
A509, a 
supermarket 
and residential 
development.   
Possible impact 
of access 
through the 
existing 
neighbourhood 
- Depending 
upon the 
location of the 
sports village, 
floodlights and 
noise could 
have a negative 
impact  on 
existing 
residents 
+ Good access 
for existing 

The site looks down 
to the backs of the 
houses on Main 
Road and Brook 
Vale, Wilby. 
- Possible negative 
impact of lighting 
and noise etc on 
surrounding area. 
- Impact on views 
from Wilby could 
detract from the 
rural distinctiveness 
of the village. 

 A509/residential 
development to the 
east, Park Farm 
Industrial Estate to 
the north and Wilby 
village to the south. 
-  Depending upon 
the location of the 
sports village, 
floodlights and 
noise could have a 
negative impact on 
Wilby. 
- Impact on views 
from Wilby could 
detract from the 
rural distinctiveness 
of the village. 

No existing built 
development 
surrounding the site.   

A509 and existing 
housing to the west and 
south with Finedon Road 
Industrial Estate to the 
east. 
-Possible negative 
impact of floodlights and 
noise from STP on 
residents. 
+Compatible with 
neighbouring 
employment uses 

No existing 
immediate 
surrounding uses. 
A509 and existing 
housing to the 
south. 
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                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

residents to 
sports facilities 
particularly on 
foot  
 

IMPACT Medium Medium  
 

Medium  
 

Low  
 

Medium Low 
 

LIVEABILITY 
-
Surrounding/
neighbourho
od uses - 
Planned uses 

Allocated for 
residential 
development 
with a small 
element of 
community 
uses. 
Possible impact 
of access 
through new 
neighbourhood 
- Impact of 
floodlights and 
noise from STP 
on residents 
+ good access 
for residents to 
sports facilities 
particularly on 
foot  
+Part of 
planned form of 
existing urban 

None planned None planned Planned for mixed use 
development. The 
master plan indicates 
that the surrounding 
uses would include a 
secondary school and 
residential 
development. 
Possible negative 
impact of floodlights 
and noise from STP on 
residents. 
Locating the sports 
village and secondary 
school together could 
provide for dual use of 
the facility.  

Planned for mixed use 
development. 
Possible negative impact 
of floodlights and noise 
from an STP on 
residents. 
 

Planned for mixed 
use development. 
Possible negative  
impact of floodlights 
and noise from an 
STP on residents 
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                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

area 

IMPACT Medium Low  Low  Medium Medium Medium 

BIODIVERSIT
Y -Nature 
conservation  

No known 
biodiversity 
issues. Stream 
likely to be of 
value, but not 
likely to be 
adversely 
affected. 

No known 
biodiversity issues. 
RNRP - NNJPU 
biodiversity 
sensitivity study 
grade Medium 
Sensitivity. 

RNRP - NNJPU 
biodiversity 
sensitivity study 
grade Medium 
Sensitivity.  

RNRP - NNJPU 
biodiversity sensitivity 
study grade Medium 
Sensitivity. 

RNRP - NNJPU 
biodiversity sensitivity 
study grade Low 
sensitivity for most of the 
site with the remainder 
being Medium. 

RNRP - NNJPU 
biodiversity 
sensitivity study 
grade Medium 
Sensitivity for the 
majority of the site 
with some pockets 
of high sensitivity 

IMPACT Low Medium Medium Medium Low Medium 

BIODIVERSIT
Y -Trees  

Hedges and 
trees within the 
site.  

Trees along the 
brook on the edge 
of the site and 
hedges are located 
along the boundary 
facing Wilby Way. 
There are a few 
trees within the site 
and a number of 
established hedges 
defining field 
boundaries. 

TPOs on site, plus 
other trees and 
hedges. 

Trees surrounding the 
site 

Existing woodland and 
trees along south side of 
site adjacent to Northen 
Way. Some would need 
to be removed to allow 
access 

Some existing trees 
within the site. 

IMPACT Low Low Low Low Medium Low 

LANDSCAPE 
– 
Character of 
landscape 

Site is within the 
ring road of the 
town and 
therefore part of 
the urban area  

RNRP - NNJPU 
landscape 
sensitivity study 
shows the site as 
mostly high 

RNRP - NNJPU 
landscape 
sensitivity study 
shows the site as 
mostly medium 

RNRP - NNJPU 
landscape sensitivity 
study shows the site as 
mostly medium 
sensitivity with high 

RNRP - NNJPU 
landscape sensitivity 
study shows the site as 
mostly low sensitivity 
with high sensitivity 

RNRP - NNJPU 
landscape 
sensitivity study 
shows the site as 
mostly low 
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                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

sensitivity with 
medium sensitivity 
along the A45 

sensitivity with high 
sensitivity along the 
edge of Wilby 

sensitivity along the 
edge of the Nene 
Valley 

close to Great 
Harrowden. The high 
sensitivity is largely 
outside the area of 
search. 

sensitivity with high 
sensitivity close to 
Great Harrowden 
and over the ridge. 
Impact will therefore 
be very dependent 
on the specific 
location chosen 

IMPACT Low  High Medium Medium Low Medium 

CULTURAL 
HERITAGE 

No known 
cultural heritage 
issues 

RNRP - NNJPU 
cultural heritage 
sensitivity study 
shows the site as 
medium sensitivity 

RNRP - NNJPU 
cultural heritage 
sensitivity study 
shows the site as 
medium sensitivity 

RNRP - NNJPU 
cultural heritage 
sensitivity study shows 
the site as mostly 
medium sensitivity with 
some areas of low 
sensitivity around 
Sidegate Lane 

RNRP - NNJPU cultural 
heritage sensitivity study 
shows the site as mostly 
medium sensitivity with 
some areas of high 
sensitivity around great 
Harrowden 

RNRP - NNJPU 
cultural heritage 
sensitivity study 
shows the site as 
medium sensitivity 

IMPACT Low Medium Medium Medium Medium Medium 

BUILT 
ENVIRONME
NT -Change 
in open 
space 
provision  

No loss of 
public/recreation
al open space. 

No loss of 
public/recreational 
open space. 

No loss of 
public/recreational 
open space. 

No loss of 
public/recreational 
open space. 

No loss of 
public/recreational open 
space. 

No loss of 
public/recreational 
open space. 

IMPACT Low Low Low Low Low Low 

WATER 
CONSERVATI
ON AND 
MANAGEME

Not within EA 
flood zone  

Not within EA flood 
zone  

Not within EA flood 
zone  

Not within EA flood 
zone  

Not within EA flood zone  Not within EA flood 
zone  
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                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

NT- 
Flood risk  

IMPACT Low Low Low Low Low Low 

WATER 
CONSERVATI
ON AND 
MANAGEME
NT- 
Utility 
constraints 

No known 
constraints. 

There is a 900mm 
water main running 
through the site.  

No known 
constraints. 

No known constraints. No known constraints.  

IMPACT Low Medium Low  Low Low Low 

SOIL AND 
LAND 
Impact on 
agricultural 
land  

The majority of 
the site is 
classified as 
Class 3. The 
area around the 
brook is 
identified as 
land in 
predominantly 
urban use. 

The middle part of 
site is classified as 
Class 3. The 
northern part of the 
site immediately 
south of the brook 
is classified as 
Grade 4 and the 
southern part of the 
site immediately 
north of the A45 is 
classified as Grade 
2 

The southern half 
of the site (approx 
60% of the site 
area) is classified 
as Grade 3, the 
remaining part is 
Grade 2 

The site is 
predominantly Grade 3 
with some Grade 2 
around South View 
Farm 

The site is 
predominantly Grade 2 
with Grade 3 north of the 
brook and Grade 4 south 
of the brook 

The site is 
predominantly 
Grade 3 with the 
land to the north of 
the site towards the 
ridgeline being 
Grade 2.  

IMPACT Low Medium Medium Medium Medium Medium 

SOIL AND 
LAND - Land 
constraints 

Topography/r

Steep site, 
uneven land 
-Expense of 
creating flat land 

High ground and 
steep slope down 
towards Wilby. 
- Expense of 

Relatively steep 
site sloping towards 
Wilby.  
- Expense of 

Flat site. Surrounded 
by housing looking out 
on to site. 

Sloping site 
- Expense of creating flat 
land for sports grounds. 

Sloping site 
- Expense of 
creating flat land for 
sports grounds 
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                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

idgelines  for sports 
grounds. 
+High land 
would allow the 
building to be 
viewed from a 
distance as 
travelling into 
town. 

creating flat land for 
sports grounds. 
+High land would 
allow the building to 
be viewed from a 
distance as 
travelling into town. 
 – will be viewable 
from Wilby. 

creating flat land for 
sports grounds. 
+High land would 
allow the building to 
be viewed from a 
distance as 
travelling into town. 
 – will be viewable 
from Wilby. 

IMPACT High High  High  Low  High  
 

High  

SOIL AND 
LAND - 
Contaminatio
n/land 
stability  

No known 
issues 
 

No known issues 
 

No known issues There is the possibility 
that landfill gas could 
migrate from Sidegate 
Lane Landfill Site into 
the strata below some 
of this area. An 
investigation and 
assessment of any 
mitigation will be 
required. Not expected 
to prevent 
development. 
 

No known issues. 
 

No known issues. 
 

IMPACT Low Low Low Medium Low Low 

SOIL AND 
LAND - 
Existing use / 
Land type 

Agricultural land  
Greenfield 

Agricultural land  
Greenfield 

Agricultural land  
Greenfield 

Agricultural land  
Greenfield 

Agricultural land  
Greenfield 

Agricultural land  
Greenfield 

IMPACT High High High High High High 
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                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

SOIL AND 
LAND – 
Site 
constraints 

No known 
constraints. 

There is a 250mm 
high pressure gas 
main running 
through the site.  

No known 
constraints. 

There is an oil pipeline 
crossing part of the site 

No known constraints. Overhead pylons to 
the West of the site. 

IMPACT Low Medium Low  Medium Low Low 

DELIVERABI
LITY/ 
VIABILITY - 
Planning 
policy status 
and impact 
on housing 
delivery 

Allocated for 
housing and 
community 
uses.  
Some reduction 
in capacity 
would result 
from the 
allocation of part 
of the site for a 
sports village.  

An edge of town 
site, classed as 
open countryside.  
Not allocated for 
development and 
not a direction of 
growth identified in 
the CSS 

An edge of town 
site, classed as 
open countryside.  
Not allocated for 
development and 
not a direction of 
growth identified in 
the CSS 

Allocated for mixed 
use development. 
Possible reduction in 
residential capacity 
would result from the 
allocation of part of the 
site for a sports village.  

An edge of town site 
within the direction of 
planned growth in the 
CSS. Plan for mixed use 
site,  
Possible loss of 
residential.  

An edge of town site 
within the direction 
of planned growth in 
the CSS. Plan for 
mixed use site, 
Possible loss of 
residential.  

IMPACT  Medium  
 

Low 
 

Low 
 

Medium 
 

Medium 
 

Medium 
 

DELIVERABI
LITY/ 
VIABILITY 
Willingness 
of 
landowner(s) 

Land owner 
support for the 
allocation of the 
site for 
residential 
development. . 
No application 
yet submitted 
for the site and 
therefore 
potential exists 
to allocate part 

Landowner willing 
to bring site forward 
for development, 
though  
 
 

Site put forward  for 
an urban extension 
 
 

Direction of planned 
growth in CSS. No 
application yet 
submitted for the site 
and therefore potential 
exists to influence the 
master plan for the 
site.   

Council owned. 
Allocated as direction of 
growth in CSS. A 
planning application has 
subsequently been 
approved by the 
Secretary of State. 
Potential difficulties – 
masterplan already 
drawn up by developers 

Predominantly 
developer owned. 
Allocated as 
direction of growth 
in CSS. A planning 
application has 
subsequently been 
approved by the 
Secretary of State.  
Potential difficulties 
– masterplan 
already drawn up by 
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                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

of the site for a 
sports village.    

developers 

IMPACT Medium Low Low Medium High  High  

DELIVERABI
LITY/ 
VIABILITY 
Transport/hig
hways 
infrastructure 
costs 

No significant 
issues. 
Infrastructure 
should be 
provided as part 
of associated 
development  

Costs will be 
significant since 
there is currently no 
highways access 
into the site.  

Access would be 
needed from Wilby 
Way roundabout or 
a slip from the 
A509. 

No significant issues. 
Infrastructure should 
be provided as part of 
associated 
development 

No significant issues. 
Infrastructure should be 
provided as part of 
associated development. 
 

No significant 
issues. 
Infrastructure 
should be provided 
as part of 
associated 
development 

IMPACT Medium High  High  Medium Medium Medium 

DELIVERABI
LITY/ 
VIABILITY 
Community – 
dual use 
opportunities 

Planned 
residential area 
with planned 
community 
building/hall 
Possibility of 
delivering the 
sports village 
through a dual 
use facility with 
the community 
building 

Not in planned area 
of growth 
No chance of dual 
use as not in 
planned area of 
growth 

Not in planned area 
of growth 
No chance of dual 
use as not in 
planned area of 
growth 

Planned residential 
area with planned 
secondary school 
Possibility of delivering 
the sports village 
through a dual use 
facility with the planned 
secondary school. The 
BSF guidance states 
‘the importance of 
offering additional or 
dual use facilities, such 
as sport halls... BSF 
offers a great 
opportunity in 
repositioning our 
schools at the heart of 
communities. 

Planned residential area 
with planned 
neighbourhood centre 
and primary school 
Possibility of delivering 
the sports village 
through a dual use 
facility with the 
community building. 

Planned residential 
area with planned 
community building 
and primary school 
Possibility of 
delivering the sports 
village through a 
dual use facility with 
the community 
building. 

IMPACT Low  High  High  Low Low  Low  
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                                                                       Park Farm 
Way/ Shelley 
Road  
(Site 21) 

South West  of 
Wilby Way (site 
23) 

Land to the West 
of Wellingborough 
(Site 22) 

East of 
Wellingborough East 
(Site 7) 

North urbanextension 
(Land between A509& 
Finedon Rd Industrial 
Estate (site3) 

Wellingborough 
North urban 
extension (main 
part of site) (site 4) 

DELIVERABI
LITY/ 
VIABILITY 
Conflict with 
housing/empl
oyment land 
value 

Loss of part of 
allocated 
housing land. 
No current 
planning 
application 

This is not in an 
area allocated for 
housing/employme
nt as it is currently 
open countryside. 

This is not in an 
area allocated for 
housing/employme
nt as it is currently 
open countryside.  

Loss of part of 
allocated housing land. 
No current planning 
application. 

Loss of part of allocated 
housing land. Site 
subject of current 
planning application with 
master plan 

Loss of part of 
allocated housing 
land. Site subject of 
current planning 
application with 
master plan 

IMPACT Medium Low Low Medium High   High  
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Appendix 5 – Buffer of 1.2km walking distance 


