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Components that make up the Sustainability Appraisal Report 
This Sustainability Appraisal (SA) Report incorporates the requirements for an Environmental Report under the 
Environmental Assessment of Plans and Programmes Regulations 2004 No. 1633, known as the ‘SEA Regulations’ which 
implements the requirements of European Directive 2001/42/EC, known as the ‘SEA Directive’.   

Non-Technical Summary 
The purpose of this SA is to promote sustainable development by integrating environmental, social and 
economic considerations into the preparation and adoption of the High Street SPD.  The SA incorporates the 
requirements of the SEA Directive and the requirements for sustainability appraisal under the Planning and 
Compulsory Purchase Act. 

The implications of the proposed SPD have been considered in the context of the ‘do-nothing’ scenario, which is 
the main strategic alternative considered in this appraisal.  A framework for undertaking the appraisal was 
devised as part of the Scoping Report for the SA of the Core Strategy for North Northamptonshire.  This 
included baseline data, identification of key issues and identification of sustainability topics and objectives. 

The High Street Road Development Brief has been developed over the six months, with feedback from 
stakeholders and inputs from technical specialists, which has led to the development of a number of iterations 
and alternative options.  The principles of sustainable development have been core to the development of the 
Brief and as such, the Brief includes a number of requirements for developers to include sustainable design 
features.   

This SA appraises the proposed Development Brief in the context of the ‘do-nothing’ scenario, to demonstrate 
areas where sustainability has been integrated and to provide opportunities to identify further recommendations 
for ensuring that the redevelopment of the High Street site progresses in a sustainable manner, as far as possible. 

Key recommendations arising from the SA/SEA are to: 

• Ensure access for all across the development and the wider area (e.g. access to public transport); 

• Ensure that basic facilities and infrastructure are in place to cater for the new population; 

• Careful management of construction activities to minimise environmental effects; 

• Integrated green infrastructure strategy for the site; 

• Minimise vehicle distance travelled around the site and discourage private car use; 

• Consider measures to encourage site occupiers to use natural resources sparingly; 

• Specify the use of sustainable construction materials; and 

• Integrate the site energy strategy with the wider Town Centre so as to increase vitality and viability of 
the town centre. 

 

 

  

 



 

1.1 Background 

1.1.1 Purpose of the SA/SEA 
The purpose of this SA is to promote sustainable development by integrating environmental, social and 
economic considerations into the preparation and adoption of the High Street SPD.  The SA incorporates the 
requirements of the SEA Directive and from henceforth, both SA and SEA are together referred to as ‘SA’. 

The implications of the proposed SPD have been considered in the context of the ‘do-nothing’ scenario, which is 
the main strategic alternative considered in this appraisal.  A framework for undertaking the appraisal was 
devised as part of the Scoping Report for the SA of the Core Strategy for North Northamptonshire.  This 
included baseline data, identification of key issues and identification of sustainability topics and objectives. 

SA is mandatory for Local Development Documents (LDDs) including Supplementary Planning Documents 
(SPDs) under the Planning and Compulsory Purchase Act 20041.   

Current ODPM guidance on implementation of SEA2 states that a determination is required under the SEA 
Regulations on whether or not a plan which deals with the use of ‘small areas at local level’, or which makes 
‘minor modifications’ to an existing plans is likely to have significant environmental effects (positive or 
adverse).  For the purpose of this appraisal, it is assumed that the High  Street SPD is likely to have significant 
environmental effects (including regeneration of Brownfield land, etc).  Therefore, the SPD is required to be 
assessed under the SEA Regulations3 that incorporate the requirements of the SEA Directive4. 

Although SA and SEA are distinct processes, they have been appraised together within this SA in-line with the 
ODPM’s guidance:  Sustainability Appraisal of Regional Spatial Strategies and Local Development Frameworks 
Consultation Paper, September 2004, and Interim Advice. 

1.1.2 High Street Development Brief 

1.1.2.1 High Street Development Brief 
The High Street development area is in excess of 6 acres (2.5 ha) and lies within the rectangle bordered by the 
High Street, Jackson’s Lane, West Street and Oxford Street, being immediately Northwest of the town centre 
core. It includes the Jackson’s Lane car park. Large parts of this Brownfield site include formal and informal car 
parking, low intensity B2 uses, derelict areas, all surrounded by a skin of office and retail uses, and to the West 
back gardens.  

Housing demand in Northamptonshire is increasing.  Northamptonshire is also one of the most economically 
buoyant parts of the UK.  As a result, there is a need to allocate sufficient land to meet the needs of new and 
existing businesses and to support a vibrant and vital town centre.  To make sufficient provision for housing and 
economic growth, Wellingborough’s Local Plan identifies a series of sites for new homes, employment land and 
specifically regeneration areas.  Sustainable development is being encouraged by prioritising previously 
developed ‘Brownfield’ , under-used land or “tired” land in and close to the town centre, such as the High Street. 

The proposed Development Brief is intended to be adopted as SPD.  Although not a formal planning document, 
it will be a consideration in determining planning applications for the site.   

1.1.2.2 Aim of the SPD 
The purpose of the High Street SPD Development Brief is to supplement the policies of the Local Plan in respect 
of land in the High Street site by: 

• working with interested parties to establish a shared vision for the area,  

•  establishing the basis for comprehensive regeneration of the area that will serve as the framework 
for implementation and 

                                                 
1 Planning and Compulsory Purchase Act (2004) 
2 ODPM Sustainability Appraisal of Regional Spatial Strategies and Local Development Frameworks:  Interim Advice 
Note on Frequently Asked Questions, April 2005 
3 The Environmental Assessment of Plans and Programmes Regulations 2004, SI No. 1633. 
4 European Directive 2001/42/EC of the European Parliament and of the Council on the Assessment of Certain plans 
and Programmes on the Environment  

  

 



 

•  setting out the detailed planning and urban design parameters and guidelines as a basis for the 
determination of planning applications and highway agreements. 

The overriding intention is to encourage and guide high quality development – to aim high while creating fertile 
conditions for investment.    

1.1.2.3 High Street Design Principles 
 

The development of the SPD and the site was initially determined by a set of strategic and planning drivers. 
Following feedback on the scoping report whilst these were agreed it was felt they could be combined and so 
reduced in number for the sake of clarity. 

The design principles will generally draw upon the guidance found in the Borough Council’s Local Plan 
(particularly Policies C8 and C98) and WBC’s SPG “Building Better Places”, backed up by:  ODPM’s “Planning 
for Town Centres: Guidance on Design and Implementation Tools” (2005); Sustainable Communities Plan 
(2003); Regional Planning Guidance Note 8 for the East Midlands; National planning policies (e.g. PPG1, PPG3, 
PPG6, PPG12, PPG13, PPG17); National design guidance [e.g.” By Design: Urban design in the planning 
system” (DETR, CABE, 2000); “By design: Better places to live” (DETR, CABE 2001); “Places, Streets and 
Movement” (DETR, 1998)] . 

The design principles specific to this site are: 

1. An expanded town centre 
Sustainable regeneration and intensification of a Brownfield site to include a mix of uses appropriate for an 
edge–of-town-centre location so as to increase vitality by providing a viable balance of : employment, a range of 
residential types (being a high density mix of social and market housing); parking and other uses. The site is to 
be retained and improved as a secondary retail area. It must be complimentary to, but not competing with, the 
Town Centre core. Existing employment that makes a positive contribution to the strategic vision for the site 
should be enhanced and/or offered alternative accommodation within site that is commercially comparable to the 
current location. Active ground floor commercial uses should be prioritized along the High Street/Oxford Street 
edges. 

2. Education & skills 
Opportunities need to be considered to provide a major new campus location for the Tresham Institute, to retain 
and enhance its presence in the town centre, achieved by providing a clear site for development, supporting a 
seamless transition for the eventual relocation. It is a requirement of the brief, that subject to planning, the ability 
of the Tresham Institute to support a funded and timely relocation and other matters, that the build of the new 
campus takes place through phase 1 of the High Street site delivery. 

3. Streets and squares and Green Infrastructure 
That through high quality urban design, the development creates a sense of place which should include new 
public square(s); should ensure a high level of connectivity within the site and the wider town; should seek to 
compliment the existing pattern of the town centre (particularly on the southern half of the site). The 
development should foster security and safety by “designing crime out” and providing opportunities for 
community integration and vitality. Opportunities to continue the green wedge of Bassets Park into the site 
would fit in with the wider town green wedge structure. 

4. Access, parking and connectivity 
Ensure that the capacity of the existing infrastructure is sufficient to serve new development or that new 
infrastructure can be viably provided.  This will include sufficient car parking provision to meet current use 
demand on the site, the needs of new site users and where appropriate provide for wider town strategic needs and 
to provide for enhanced sustainable transport within site, onto the High Street and into the wider town. A multi-
storey car park will be provided that meets current car park needs, proposed new site needs. Consideration needs 
to given to future housing growth parking needs for the town centre. The site needs to be better linked to its 
surroundings and to the Town centre (Church Street to Market Street), enhancing the ‘offer’ of the town centre 
as a whole. 

  

 



 

5. Mix of uses including housing and employment 
Provision of sustainable high density housing, together with B1 office employment supporting the vitality and 
viability of the town centre will anchor a site, that will also have retail that enhances the High street and Oxford 
Street frontages, adds to the town centre function without competing with the town centre core. 

6. Sense of Local Identity enhancing listed buildings 
Provide a quality townscape with a Sense of Local Identity enhancing listed buildings. The site needs to be 
developed as a locally distinct, high quality urban quarter utilising best practice in sustainable design principles 
of urban development. In the more historically sensitive areas, particularly along the Southern and Southeastern 
edges of the site, sensitive infill development, respecting the historic character of the area whilst making better 
use of backland sites should be prioritized. Several noteworthy and historic buildings and their settings should be 
enhanced by the development in a sympathetic manner that protects listed buildings. 

7. Conserving Energy, Managing Waste 
Opportunities should be sought to reduce energy usage (e.g. through design and layout of the site; good and 
excellent BREEAM standards for homes and offices), provide waste management facilities, reduce water use 
and water run-off. 

 

 

  

 



 

1.2 Appraisal Methodology 

 

1.2.1 Overview of Method Applied 
As stated in Section 1.1, the current ODPM Guidance has been used to guide the approach to this appraisal and 
to ensure that both the requirements for SA and for SEA have been incorporated. 

The development brief for High Street, has been developed over the six months or so, with feedback from 
stakeholders and inputs from technical specialists, which has led to the development of a number of iterations 
and alternative options.  The principles of sustainable development have been core to the development of the 
brief and as such, the brief includes a number of requirements for developers to include sustainable design 
features.   

This SA appraises the proposed development brief in the context of the ‘do-nothing’ scenario, to demonstrate 
areas where sustainability has been integrated and to provide opportunities to identify further recommendations 
for ensuring that the redevelopment of the High Street progresses in a sustainable manner, as far as possible. 

1.2.2 SA Stages and tasks 
The table below lists the SA stages and tasks based on the ODPM’s guidance for undertaking SA.  

Pre-Production 

Stage A:  Setting the context and 
objectives 

• Establishing the baseline and deciding on the scope. 

• Identify/review relevant policies, plans and programmes and sustainable 
development objectives that will affect or influence the SPD. 

• Collect relevant social, environmental and economic baseline information. 

• Identify key sustainability issues for the SA to address and define objectives. 

• Develop SA/SEA framework, objectives, indicators and targets. 

• Test the SPD objectives against the sustainability objectives and whether the 
SPD objectives are consistent with one another. 

• Produce scoping report and undertake consultation with the Consultation Bodies. 

Production 

Stage B:  Developing and refining 
options 

• Carry out appraisal of the SPD options and make recommendations for 
improvement. 

Stage C:  Appraising the effects of 
the draft SPD 

 

• Predict effects and carry out assessment of the effects of the draft SPD 

• Propose measures to maximise benefits and mitigate adverse effects. 

• Develop proposals for monitoring. 

• Prepare the final SA Report of the draft masterplan. 

Stage D: Consultation on the SA 
Report and draft SPD 

• Consult on the final SA Report along with the Draft SPD. 

• Carry out appraisal of significant changes made as a result of consultation. 

Adoption and Monitoring 

 • Inform consultees that the SPD has been adopted. 

• Issue statement summarising information on how the SA/SEA results and 
consultees’ opinions were taken into account, etc. 

• Make SPD and Final SA/SEA Report available for public viewing. 

Stage E:  Monitoring and 
Implementation of the SPD  

• Monitor significant effects of the SPD. 

• Undertake appropriate remedial action where necessary. 

 

  

 



 

This report completes Stage C. 

1.2.3 Scope of the SA 
The draft SPD comprises the development brief for the redevelopment of the High Street area.  Therefore, the 
geographical scope of this SA concentrates primarily on the proposed development site and adjacent land. 

The SA focuses on the key development principles and proposals stated in the SPD (see section 1.2.3) and 
considers how the proposed development brief will accord with these principles, and the likely significant effect 
that implementation of the development brief will have on environmental features.  When the SPD is adopted, 
these principles will form guidance for developers.  Any proposed planning application for redevelopment of the 
site is likely to require an Environmental Impact Assessment (EIA) to be carried out.  The EIA will assess in 
detail, the impact of the proposed development on each environmental topic.  Mitigation measures to reduce 
significant adverse effects may be required to be conditioned as part of the development. 

A Scoping Report has been produced for the North Northamptonshire Core Spatial Strategy.  The scoping 
document has been reviewed and considered by various stakeholders.  This document has provided the 
framework for undertaking the SA of the High Street SPD. 

Two main options/alternatives have been appraised in this SA; these are 1) Implementation of the proposed 
Development Brief SPD, and 2) the ‘do-nothing’ scenario, which assumes that the land at the High Street site 
will not be redeveloped or remediated, and that the existing conditions and uses on the site would not change 
significantly (see section 6.1 for further information regarding the alternatives appraised). 

1.2.4 Appraisal Methodology 
Each of the alternatives was appraised using the SA framework and method detailed in the Scoping Report.  
Appendix A1 includes the results of these appraisals.  The SA framework, SA topics, objectives and criteria 
used, were those provided in the Scoping Report.   

The assessment of significance considered the following criteria to identify whether the effect of the alternatives 
considered were: Major Positive, Minor Positive, Neutral, uncertain, Minor Negative and Major Negative.  In 
addition, the duration of the effect was considered in the short-term (construction phase, or less than 2 years), the 
medium-term (operational phase first 10 years, or 2-10 years) and in the long-term (operational phase after 10 
years, or in 10 years time).  The significance of the options was assessed against each sustainability objective 
using the SA framework to ensure that a consistent approach was applied.  

Commentary is provided in the appraisal matrix (Appendix A1) to support the appraisal, and provide an outline 
of the effects that each option has in relation to each SA objective.  Mitigation and recommendations for further 
improvement to the sustainability of the options is presented in the end column of the matrix. 

1.2.5 Consultation on the Final SA Report 
Nortoft Partnerships Ltd (Nortoft) has prepared this SA Report, at the instruction of Wellingborough Borough 
Council, to accompany publication of the Draft High Street Development Brief SPD for consultation. 

The findings of this SA, along with any consultation responses, will be taken into account prior to finalising the 
High Street SPD.  Any significant valid responses that will result in modifications to the SPD will also be subject 
to SA to ensure that there will be no significant economic, social and environmental effects resulting from that 
change. 

Comments regarding the SA Report should be sent to the Council by Friday 7th January to: 

Victoria Phillipson 

Economic Development, Borough Council of Wellingborough, Croyland Abbey, Tithe Barn Rd 

Wellingborough NN8 1BJ 

vphillipson@wellingborough.gov.uk 

When you provide your comments, please include your name, full postal address, email address (if available) 
and provide reference to the section that you are commenting upon. 

Please feel free to contact Victoria Phillipson if you have any queries concerning this document (telephone 
01933 23 1985). 

  

 



 

1.3 Sustainability Appraisal Framework 

1.3.1 Relationship to other plans, programmes and objectives 
As part of the North Northamptonshire Core Spatial Strategy Scoping Report, a review was undertaken of all the 
plans and programmes influencing the Core Strategy and sustainability appraisal.  The results are presented in 
Appendix A2.  The review considered documents at the local, regional, national and international level, and was 
undertaken in accordance with the requirements of the SEA Directive. 

The review identified targets and specific objectives/requirements within them that has fed into the development 
of the SA framework, including development of SA objectives. 

1.3.2 Difficulties, assumptions and limitations 
The baseline information for the SA has been drawn from the site-specific data presented in the Draft SPD, 
which incorporates the relevant baseline identified in the North Northamptonshire Scoping Report.   Some 
detailed socio-economic data has been provided in the SPD, in relation to town centre retail needs, but is 
recognised that this information is continuously changing.  As part of any outline planning applications to 
develop this site, it is recommended that the developer be required to undertake a socio-economic impact 
assessment to ensure that the needs of both the existing and new communities are met, and that the site adds 
value to the town centre in terms of vitality and viability , without competing with the town centre core activities. 

For the purpose of undertaking the appraisal, the assigning of an impact/effect is the effect in the absence of 
mitigation.  Should the recommended mitigation measure be implemented, then the effect is likely to become 
more positive and less adverse in nature (see Appendix 1).  In addition, it is noted that receptors considered in 
the appraisal, are the existing neighbouring residents and users of the site in the short-term (e.g. construction 
stage) and are expanded to include the new occupiers/residents in the medium to long-term. 

The baseline data presented have been confined to the geographical area of the site. 

1.3.3 SA Objectives  

1.3.3.1 Definition of Sustainability Appraisal 
There are a number of different definitions of sustainable development (SA).  For the purpose of the developing 
and applying the SA framework, the definition of the Government’s UK Strategy for Sustainable Development, 
A Better Quality of Life (May, 1999) has been used: 

• Social progress which recognises the needs of everyone 

• Effective protection of the environment 

• Prudent use of natural resources and  

• Maintenance of high and stable levels of economic growth and employment. 

1.3.3.2 Defining SA Objectives 
The SA objectives and criteria have been developed in consultation with the key stakeholders and following a 
review of the local, regional, national; and international documents that provide a context for the North 
Northamptonshire Core Strategy. 

The following SA topics have been addressed in this appraisal: 

• Social progress which recognises the needs of everyone 

Accessibility 

Housing 

Crime 

Community 

Skills 

Liveability 

• Effective protection of the environment 

Biodiversity 

  

 



 

Landscape 

Cultural heritage 

Built environment 

Climate change (Addressed under Energy Use) 

• Prudent use of natural resources 

Air 

Water quality 

Water conservation and management 

Soil and land 

Minerals 

Energy use 

Renewable energy 

Waste 

• Maintenance of high and stable levels of economic growth and employment 

Employment 

Wealth creation 

Town centres 

Infrastructure 

 

1.3.3.3 Compatibility of the SPD and SA Objectives 
The ODPM’s current SA Guidance recommends that the SPD objectives are tested against the sustainability 
objectives. 

The High Street area Development Brief identifies 6 key principles or strategic drivers (see Section  1.4). These 
principles have been tested against the SA objectives in the table below. 

The aim of this process is to ensure consistency between plan objectives.  The table below highlights where the 
objectives are compatible (+), neutral/no effect ( - ), and where there is possible conflict (?).  Where conflict is 
identified, notes providing recommendations are included.  There are no significant conflicts.   

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 



 

SPD Principles SA Topic* 

 Regeneration 
and Town 
Centre Vitality 
and Viability 

Education & 
skills 

Streets and 
Squares 

Access, 
parking and 
connectivity 

Mix of uses 
including 
housing and 
employment 

Sense of Local 
Identity 
enhancing listed 
buildings 

Conserving 
Energy,  
Managing Waste, 
Sustainable 
drainage 

Accessibility   + + + + + - - 
Housing  + - + + + + + 
Health + recommended 

that provision 

of health 

facilities are 

considered by 

developers

+ + + - + + 

Crime + - + + + - + 
Community + + + + + + - 
Skills - + - - + - - 

Liveability + + + + + + + 
Biodiversity - - + + - - + 
Landscape - - + - - - - 
Cultural 
Heritage 

? Loss of poor 
quality Drill 
Hall balanced  
by setting of 
listed buildings 
and vitality 
viability  

- + + - + - 

Built 
Environment 

+ - + + + + + 

Energy Use 
and Climate 
Change 

+ - - + + - + 

Air - - - + + - + 
Water Quality - - - - - - + 
Water 
Conservation 

- - - - - - + 

Soil and Land - - + + + - + 
Minerals - - - - - - - 

Energy Use + - - + + - - 
Renewable 
Energy 

- - - - - - - 

Waste - - - - - - - 

  

 



 

SPD Principles SA Topic* 

 Regeneration 
and Town 
Centre Vitality 
and Viability 

Education & 
skills 

Streets and 
Squares 

Access, 
parking and 
connectivity 

Mix of uses 
including 
housing and 
employment 

Sense of Local 
Identity 
enhancing listed 
buildings 

Conserving 
Energy,  
Managing Waste, 
Sustainable 
drainage 

Employment + + + + + + + 
Wealth 
Creation 

+ + + + + + + 

Town Centres + + + + + + - 

Infrastructure + + + + + + - 

*See Appendix 1 for details of the SA objectives relating to each topic. 

  

 



 

1.4 Baseline Characteristics 

1.4.1 Environmental, Social and Economic Data 

1.4.1.1 Introduction 
The baseline characteristics have been identified in detail in the draft Development Brief SPD document.  The 
information below provides a summary of the baseline characteristics of the High Street site, and the Draft SPD 
should be referred to for further detail and accompanying figures. 

The following topics have been addressed: 

• Existing Land Use, Land Ownership and Tenure 

• Infrastructure and Services 

• Housing and Employment Market 

• Land Form, Ground Conditions, Contamination Risk 

• Squares, Gateways and Views  

• Transport and Access 

• Parking 

• Townscape 

• Cultural Matters 

• Flood Risk 

1.4.1.2 Existing land Use and Ownership 
The High Street site lies within the Swanspool Ward in central Wellingborough. This site has limited housing 
within its boundaries, but has a road of semi-detached housing adjacent to its Western edge, and a mix of tenures 
n the surrounding areas – with higher than average percentage of Council owned property.  It is deprived in 
terms of many of its socio-economic profiles (relating to the housing types, tenures and ages, and a poor quality 
public realm ). The site has a wide variety of employment uses from mixed quality retail, food and drink along 
the High Street edge to higher quality more service dominated uses along Oxford Street (e.g. accountants and 
solicitors). Some car repair and other back of block uses are found within the site. The site is clearly dominated 
though by a large area of car parking.  A key issue will be to introduce ways for the new residents to fully 
integrate with this existing and new business community, and to balance site intensification with the impact on 
existing businesses and residents. 

The respective authorities will need to consider the impact of the projected increased population on existing and 
proposed school and health provision. High quality access routes to these facilities is extremely important as is 
the access to the town centre core 

The pattern of land ownership is complex. However the majority of the land to be significantly redeveloped is in 
the ownership of the Borough Council.  A separate detailed study of land ownerships is to be carried out.  

1.4.1.3 Infrastructure and Services 
Arup have undertaken a desktop study on services and utilities and existing utility provision indicates that major 
services tend to route along surrounding streets. Most therefore do not pose a constraint on development, indeed 
the site is remarkably free from such constraints. Details can be found in the main report appendices. 

1.4.1.4 Housing and Employment Markets 
Although no specific property market study has been undertaken focused on the High Street site, it is clear that: 
demand for private housing is projected to continue rising; including for town centre town houses and 
apartments; a significant need has been established for different types of ‘affordable housing’, whether social 
rented, shared ownership of low-cost market housing (see Housing Need Survey, 2005); demand for higher 
quality B1offices in town centre locations will continue to grow. Indeed both the Tresham College and the 
Innovation Centre have expressed clear desire to relocate to the site. Details can be found in the main report 
appendices. 

  

 



 

1.4.1.5 Land Form, Ground Conditions, Contamination Risk 
The site is in the town centre and already built upon. Sloping from the northwest to the south –east the site is 
quite elevated but has higher land to the north. Desktop surveys have not found any No significant on-site 
contamination and ground conditions seem to be stable but both these factors will need to be the subject of 
detailed developer investigations. Details of surveys can be found in the main report appendices. 

1.4.1.6 Squares, Gateways and Views   
The landscape character of the site is defined by its town centre location surrounded by a variety of buildings, 
many of 3 to 4 stories height or more. 

The site is defined by roads ; the High Street ; West Street , Oxford Road and Jackson’s Lane. On the edge of the 
medieval core of the town, the site has historically been backland with a variety of agricultural land, orchards, 
gardens interspaced with yards and workshops and more recently car parks.  

The Eastern edge runs along the High Street with a range of largely retail, food and drink and service uses.  The 
southern edges are dominated by high quality buildings with service related employment, some residential, 
derelict sites, workshops, and backyards and across Oxford Street the Morrison’s Superstore. Residential flats, a 
nursery and a GP’s surgery dominate the Northern Edge, Jackson’s Lane. The Eastern edge by a row of semi-
detached residences. The centre of the site is very largely dominated by the car parks, the Drill Hall and some 
workshops. 

1.4.1.7 Transport, Parking and Access 
The site currently has surface car parking over a significant area. This Jackson’s Lane Car Park is one of the 
main town car parks and serves the town centre. The current surface car park will be replaced by a more space 
efficient multi-storey car park. Some 358 parking spaces are needed to be provided to serve the town centre 
parking demand. In addition the minimum parking required based on estimated trip generation to serve the new 
development would be 519, assuming all the car parking was shared (interchangeable) between land uses. The 
minimum total car parking required would therefore be 877 spaces. If the residential parking was for residential 
use only and the remaining spaces were interchangeable, 593 parking spaces would be required in addition to the 
358 town centre spaces, amounting to a total of 951 spaces. Given that the site is a town centre site the 
residential parking has been based on only 1 space per unit. Parking development details can be found in the 
main report . 

1.4.1.8 Townscape 
The site has many quality building largely located around the edge of the site and in particular the southern and 
eastern edges (Oxford St and High Street). The interior of the site and the northern half of the site offers little of 
value to the townscape, and in some instances significantly negatively impacts on listed buildings. The brief 
identifies a dense development more suitable to a town centre location with a range of high quality buildings, 
open views and open spaces and squares. There are new streets and mews, cycle paths and a rationalisation of 
the many access that have proliferated onto the high street. 

1.4.1.9 Cultural Matters 
Arup has undertaken a desktop archaeological review of the site. This has confirmed that no significant 
archaeological records are known to exist relating to the area. The Borough Council has identified the listed 
buildings in and around the site and these have been mapped as part of the baseline studies. Discussions have 
been held with the Conservation Officer concerning the architectural merit of the Drill Hall (not listed) which 
whilst felt to interesting is not of high architectural or design merit and indeed the rear has been significantly and 
detrimentally altered over the years. 

1.4.1.10 Flood Risk and Waste 
None of the site is at risk of flooding.  A Flood Risk Assessment of the site and a drainage strategy will need to 
be undertaken by the developer so as to assess any impact on flooding due to run-off from the site. The new 
development will need to make provision for a new local area recycling facility. 

1.4.1.11 Indices of Multiple deprivation  
These indices based on local neighbourhood data provides an overall view on how deprived an area is.  The 
Swanspool Ward is in the bottom 15% of all wards in the country, with a low rank of  4,948 out of 32,482 
overall, with a rank of  27% out of all wards in the country on the income measure 8,695 out of 32,482. 

  

 



 

1.5 Key Sustainability Issues and Problems 

 

1.5.1 Key sustainability issues 
Key sustainability issues were identified in the North Northamptonshire Core Spatial Strategy Scoping Report.  
These issues have been considered, as well as key issues identified within the Draft SPD. 

The table below summarises the key social, economic and environmental issues and problems (both positive and 
adverse). 

The Sustainability Appraisal Scoping Report has been consulted upon with the statutory Agencies: the 
Environment Agency, the Countryside Agency, English Heritage and English Nature. The Council has 
considered their various comments and made amendments as appropriate. A full table of their comments and the 
Council’s responses can be found in Appendix E of this report. This is available upon request to the Council. 

1.5.2 Key Social, Economic and Environmental Issues Table 
 

Issue Summary  

The area is economically 
underachieving for a town 
centre site. 

Opportunity for maximising the economic and employment potential of the area should 
be sought, but increasing the quality and intensity of use of the site so as to improve its 
vitality and viability, whilst having the site support, but not compete with, the town 
centre core functions. 

Increasing population The Local Plan identifies the requirement for a large number of new homes for the 
town and the sequential test suggests that this site should accommodate a significant 
number. 

Local access The site lies in the heart of the town and access to and from the site from the two main 
distributor roads, Oxford Street and High Street need to be carefully planned.  

Sustainability To intensify the land use without an overall negative impact on surrounding land uses 
and residents. The Drill Hall is seen by the County Council to potentially have some 
architectural merit, yet lies in an area needing to be developed. 

Brownfield land The site has had various previous uses and although some areas are derelict, the main 
issue for the site is its low intensity of uses, some of which are do not contribute to the 
roles necessary role as an edge of town centre core site. There is significant 
opportunity for intensifying and redeveloping this land. 

Mixed development To balance housing, employment, retail, parking and other uses, enhance the local 
environment and it’s setting and protect listed buildings. 

 

  

 



 

1.6 Appraisal of Options 

1.6.1 Appraisal of Alternatives 
A requirement of SA is to consider reasonable alternatives in the assessment process.  

There have been workshops at which local authority officers and other stakeholders have considered site 
development issues and site constraints and a number of concept sketches were devised and subjected to further 
technical studies. This has resulted in a preferred option that is being consulted upon. 

A consultation process will be carried out from November 2005 until January 2006 and will include all relevant 
stakeholders and the general public. Information, discussion and consultation will take place at a main event, 
through copies of the draft brief being circulated, through information posted on the Council’s website. A 
supermarket display close to the site is also being considered.  

For the purpose of this SA, the proposed development brief has been appraised against the ‘do-nothing’ 
alternative option, which is assumed to be the existing site without any regeneration or development, and 
assumes that there will be no significant change to the existing  land use of the site in the long-term.  

Both the Development Brief SPD and the Do-Nothing option have been appraised against the SA framework.  
This enables a comparison against the options, highlighting any implications on sustainability; this also 
highlights the positive effects that have arisen through the SA that will arise through implementing the proposed 
SPD. 

A summary of the overall strengths and weaknesses of the two options has been undertaken and is presented in 
the table overleaf.  This clearly demonstrates how the proposed development brief SPD is the preferred option in 
regards to economic, social and environmental benefits to the local area. 

The full appraisal matrices for each option are included in Appendix 1. 

  

 



 

 Option 1 – Implement Proposed SPD Option 2 – Do-Nothing 

Overall 
sustainability 
strengths 

• Increase town centre vitality and viability 

• Improved access across the site and to and from the site. 

• Improved existing streetscapes, provide new public squares and 
open spaces 

• Improved site infrastructure through the provision of new roads, 
cycle ways and footpaths 

• New housing including affordable housing 

• New town centre employment space 

• Removal of eyesores and derelict land  

• Rationalisation of car parking to more efficiently use land 

• Design to improve security through streetscape mixed use and 
design 

• Opportunities for employment during construction 

• Provision of a new campus site for Tresham FE Institute  

• Creation of a green link from Bassets Park into town 

• Implementation of SUDs 

• Protection and enhancement of listed buildings 

• BREEAM rating of ‘very good to excellent’ to be achieved. 

• Generation of employment opportunities within the site. 

Derelict areas further decay and 
provide habitats for wildlife. 

 

 

Overall 
sustainability 
weaknesses 

• Increased air and noise/vibration during the construction phases 
of the development on neighbouring residents 

• Increased visual impact on existing residents 

• Significant increase of energy resources 

• Development will increase existing traffic movements, 
contributing to fuel consumption. 

• Minor emission to air from boilers/plants 

• Potential for contamination of soil/ground water resources 
during construction operations such as spillages. 

• The sites water demand will increase 

• The volume of municipal waste generated on the site will 
increase 

• Further investment on water and sewerage infrastructure will be 
required 

• The site is under-used for 
housing, employment, 
commercial development and 
transport/access. 

• Town centre vitality and viability 
will be compromised. 

• The site provides an access 
desire line from residential areas 
across the car park that is unlit 
and can have conflicts with car 
movements. 

• Poor quality environment, likely 
to deteriorate if left. 

• Minor vandalism and disturbance 
from backland site causes some 
nuisance to local residents 

 

  

 



 

1.6.2 Conclusions and Recommendations  
The development proposals outlined in the draft SPD for the High Street site are largely compatible with the 
principles of sustainable development.  The proposals have arisen as a result of a strategic requirement for 
housing and employment space to meet the demands resulting from economic and population growth in the 
region and in particular for town centre vitality and viability.  The site has been identified for some time in the 
adopted Local Plan, in part favouring intensification of existing developed areas or reuse of Brownfield sites, in 
preference to the development of Greenfield land.  The site comprises a mixture of  employment, residential and 
retail uses and derelict land.  It is located adjacent to the town centre core and so within easy reach of all the 
facilities in Wellingborough town centre by walking and/or cycling.   

The environmental effects identified in the SEA/SA are generally positive, and large areas of the existing site 
environment is poor and in need of upgrading, better management and intensification.  This is reflected in the 
impact scores shown in Appendix 1.  Key benefits of the SPD that have been identified are: 

• Enhancement of the vitality and viability of the town centre 

• Creation of a high quality neighbourhood with provision of public spaces for new and existing 
residents; 

• Local economic benefits during construction and operation; 

• Protection of the location of the major further educational institute’s future in the town centre. 

• Long-term health and environmental benefits through better access across and from the site to the 
town centre by walking and cycling, with indirect health benefits resulting from local environmental 
improvements; 

• Visual and amenity benefits and reduction of opportunities for crime; 

• Protection and enhancement of several listed buildings  

• Sustainable buildings, designed to minimise energy consumption and water usage; 

• Minimisation of waste, promotion of recycling and reuse, and maximum use of sustainable materials. 

However there are a number of areas where adverse effects have been identified.  These are primarily associated 
with the construction phase, when noise, dust, traffic impacts will need to be managed to minimise adverse 
effects on the local community.  Waste generation and the consumption of resources during construction will be 
reduced by proposals to refurbish existing buildings within the site where possible and achieve a neutral cut and 
fill balance. 

There is also the adverse impact on existing local residents primarily through visual intrusion. 

The increase in site population and activity will put additional strain on the local infrastructure and basic 
community services and facilities.  This will need to be addressed strategically by the Council to ensure that the 
needs of the population are met before the site is occupied. 

Key recommendations arising from the SA/SEA are to: 

• Ensure access for all across the development and the wider area (e.g. access to public transport); 

• Ensure that basic facilities and infrastructure are in place to cater for the new population; 

• Careful management of construction activities to minimise environmental effects; 

• Integrated access and townscape strategy for the site; 

• Minimise active visual intrusion through design as far as possible for an intensified town centre site; 

• Minimise vehicle distance travelled around the site and discourage private car use; 

• Consider measures to encourage site occupiers to use natural resources sparingly; 

• Specify the use of sustainable construction materials; 

• Integrate the site energy strategy with the wider WEAST development area to increase the 
opportunities for application of sustainable technologies such as combined heat and power. 

  

 



Wellingborough Borough Council  High Street, Wellingborough, Sustainability Appraisal
 
 

1.7 Implementation and Monitoring 

1.7.1 Proposals for monitoring 
In order to assess the performance of the development against the sustainability and environmental objectives, 
targets will be set and monitored.  Ongoing monitoring of the significant sustainability effects of the 
development is an important element of the SA/SEA process.  The purpose of this exercise is to: 

• Determine whether the predicted effects were accurate; 

• Confirm to what degree the scheme contributes to the achievement of local, regional and national 
sustainability targets; 

• Assess the effectiveness of mitigation measures; and 

• Identify the need for any remedial action. 

The targets set will be specific, measurable and time related, and link directly to the core objectives of the SPD 
and other relevant plans and policies.  Responsibility for monitoring and reporting of results will be defined.  
The following indicators could be used in the site’s performance monitoring: 

• Net number of new town centre jobs created  

• Proportion of total trips made to and from the site by private car, public transport and alternative 
modes such as walking and cycling; 

• Crime, road traffic accidents and other safety and security issues; 

• Proportion of construction workforce employed from the local area; 

• Quality and volume of surface water run off; 

• Site water usage; 

• Site energy consumption; 

• Proportion of construction materials sustainably sourced; and 

• Waste volumes and types generated during construction and operation of the site. 
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Sustainability Appraisal Matrix – Option 1 ‘Do-Nothing’ 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

Accessibility Enable people all to have 
similar and sufficient 
levels of access to 
services, facilities and 
opportunities 

• Improve access for the 
disabled? 

• Improve access to public 
transport? 

• Improve public transport 
services? 

• Improve access to local 
services and facilities 

• Improve access to IT? 

• Improve access by foot / cycle? 

• Ensure services and located to 
maintain the viability of 
settlements? 

• Reduce the need to travel? 

• Reduce travel distances 
(particularly to work)? 

   There are no formal safe lit cycle/footpath routes across the site, 
which limits the access to the town centre from outlying 
residential areas 

  

Improve/enhance footpath 
and cycle access and the 
internal road access 
through the site. 

 

Housing Provide the opportunity 
for people to meet their 
housing needs 

• Reduce homelessness? 

• Provide affordable housing? 

• Reduce the number of unfit 
homes? 

• Provide housing to meet local 
needs in the rural area? 

• Provide a range of house types 
and sizes? 

  The site has been allocated for mixed development in the Local 
Plan.  If this site is not developed for housing, there will 
increased pressure elsewhere for housing and potential pressure 
on Greenfield sites.   

The local population is increasing, plus there is demand for 
more housing due to smaller family units.   

The current site is considered in part to detract from existing 
houses. 

None recommended. 

Health Improve overall levels of 
physical, mental and 
social well-being, and 
reduce disparities 

• Improve levels of physical or 
mental health? 

• Encourage healthy lifestyles 
(including travel choices)? 

  Existing ad hoc development has led to creation of a poor 
quality environment.  There are some crime and personal safety 
risks associated with a poorly lit un-overlooked, underused parts 
of the site.   

Improve existing public 
rights of way network (both 
footpath and cycle way) to 
encourage people to 
walk/cycle. 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

between different groups 
and different areas. 

• Increase physical activity 
levels? 

• Increase access to affordable 
locally produced fruit and 
vegetables? 

• Improve sporting or 
recreational facilities? 

• Improve access to high quality 
health facilities? 

Poor quality access across the site discourages walking/cycling.   

The quality of the proposed open spaces will give a sense of 
well-being 

. 

Crime Reduce the incidences of 
crime and the fear of 
crime 

• Reduce incidents of crime? 

• Reduce the fear of crime? 

• Ensure design and layout 
minimise  the opportunity for 
crime? 

   Some of the area has fallen into dereliction and is vacant, and 
become overgrown with grasses, scrub and trees, with 
dangerous buildings.    

This area if left as it is has some potential for further fly-tipping 
and anti-social behaviour. 

As a town centre site it doesn’t foster a sense of safety 
especially in the evenings 

Manage the site (undertake 
clearance and redevelop the 
site to increase evening and 
weekend use to discourage 
anti-social behaviour). 
Address access issues to 
improve safety and 
comfort. 

Community Value and nurture a 
sense of belonging in a 
cohesive community 
whilst respecting 
diversity 

• Increase the ability of people to 
influence decisions? 

• Improve cultural diversity? 

• Create or sustain vibrant 
community? 

• Encourage engagement in 
community activities? 

• Meet specific needs of a 
section of the community? 

   There is a limited existing residential community living within 
the proposed development area, but the site does fringe on 
existing residential areas along all sides notably to the West.  
This option does not offer any positive improvement to the 
existing community and if left, could encourage anti-social 
behaviour. 

None recommended. 

Skills Assist people in gaining 
the skills to fulfil their 
potential and increase 
their contribution to 
society and the economy. 

• Improve access to educational / 
learning or training facilities 
for all ages? 

 

-   - - The current site does not provide facilities or opportunities for 
education or skills training.  

Strongly encourage and 
facilitate the re-location of 
the Tresham FE College to 
the site so as to provide a 
new campus and protect the 
long-term location of this 
facility in the town centre. 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

Liveability To create healthy, clean 
and pleasant 
environments for people 
to enjoy living, working 
and for recreation and to 
protect and enhance 
residential amenity 

 

• Reduce noise pollution? 

• Improve the cleanliness of the 
environment? 

• Reduce unpleasant odours? 

• Improve the satisfaction of 
people with their 
neighbourhoods? 

   The site will lead to an increase in noise, but an improvement in 
the cleanliness of the site and should lead to an improvement in 
the overall property and environmental value of the area and its 
surroundings. 

None recommended. 

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

• Protected and enhance sites of 
acknowledged importance for 
wildlife (SSSI’s, CWS, 
LNR’s)? 

• Avoid harm to and enhance 
opportunities for protected 
species and other listed in the 
Northamptonshire Red Data 
Book. 

• Create habitats of value for 
wildlife in particular those that 
meet BAPO targets? 

• Avoid fragmentation of 
habitats? 

• Improve the connectivity of 
greenspace and green 
networks? 

• Create new greenspace 
networks? 

• Improve appropriate access to 
natural areas? 

• Improve the management of 
habitats? 

 

   Small derelict areas of the site are unmanaged in terms of the 
natural environment.   This has resulted in a range of grassland 
and scrub habitats that provide for a range of different habitats 
for local species.   

 

Provide better greenspace 
links to better link the site 
to the adjacent Bassets Park 
to allow some wildlife 
corridor towards the town 
centre. 

 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

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

• Ensure landscape character is 
used to assess the capacity of 
areas to absorb new 
development thereby 
influencing the locations and 
scale of development? 

• Ensure Landscape Character 
Assessment influences design 
of the built environment and 
networks of green 
infrastructure? 

   The landscape character of the site is currently urban.  Seek to optimise the longer 
views across the roofscapes 
towards the distant 
countryside. 

Cultural 
Heritage 

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

• Protect and enhance sites, 
features and areas of historical, 
archaeological and cultural 
heritage value and their 
setting? 

• Protect and enhance sites of 
geological value? 

   Site may have some remains from earlier occupations, although 
there is no known desktop evidence. 

 

Site has a significant number of listed buildings.   

Protect the setting of the 
listed buildings. 

Built 
Environment 

Maintain and enhance 
the quality and 
distinctiveness of the 
built environment 

• Maintain and enhance the 
quality of built settlements? 

• Protect, maintain, enhance and 
expand good quality open 
space within and adjacent to 
settlements? 

• Create buildings and spaces hat 
are attractive, functional, 
adaptable and durable that 
compliment, enhance and 
support local character? 

• Encourage the re-use and 
refurbishment of the existing 
built environment? 

-   - - The site has a rich diversity of different building types from the 
highest quality to very poor quality.  

Demolish derelict, unsafe 
buildings and those 
buildings where their 
removal will lead to a 
significant overall 
developmental and 
environmental benefit. 

 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

Climate Change Reduce the emissions of 
greenhouse gases and 
protect people from the 
effects of climate change 

• Reduce emissions of greenhouse 
gases? 

• Increase tree cover? 
• Ensure adaptability of 

environments and buildings to 
natural hazards? 

- - - High level of existing traffic at peak times. More trees could be 
planted. Derelict buildings 
could be demolished. 

Air Reduce all forms of air 
pollution in the interests 
of local air quality and 
the integrity of the 
atmosphere 

• Reduce traffic related 
pollution? 

• Minimise or reduce light 
pollution? 

• Reduce levels of dust or 
particulates? 

- /  - /  
 

- /  
  

Traffic is high both parking and through traffic. Existing 
employment may cause some air polluting and light pollution. 

Existing use on the site as a series of car parks does generate air 
pollution.  However, continued parking is necessary to the 
vitality and viability of the town centre. 

Encourage walking and 
cycling. Design lighting to 
minimise pollution.  

Water Quality Maintain and improve 
the quality of ground and 
river waters 

• Minimise or reduce the risk of 
pollution to water? 

• Ensure adequate waste water 
infrastructure is available? 

 

   Existing uses include car repair businesses Ensure any potential waste 
contamination is identified 
and dealt with before 
development.  

Water 
Conservation 
and 
Management 

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

• Reduce waste water 
consumption? 

• Improve water efficiency? 

• Reduce the risk of flooding? 

• Avoid development in 
floodplains? 

• Encourage Sustainable Urban 
Drainage (SUDs)? 

-   - - The site does not lie within a flood risk area.  There are existing 
water services to and from the site. 

None identified. 

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

• Maintain the best and most 
versatile agricultural land? 

• Reduce the risk of land 
contamination? 

• Remediate contaminated land? 

• Minimise the loss of green 
field land? 

  The site is a Brownfield site that has previously been developed.  

 

 

 

 

None identified. 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

• Maximise the use of 
Brownfield land? 

• Maximise densities? 

Minerals Ensure the efficient use 
of minerals and primary 
resources 

• Avoid the sterilisation on 
known minerals reserves? 

• Promote the appropriate use of 
primary and secondary 
aggregates? 

-   - - Not a suitable for mineral extraction None recommended. 

Energy Use  Minimise energy 
consumption, increase 
energy efficiency and 
maintain the stock of non 
renewable energy 
sources.  

 

• Minimise or reduce energy 
use? 

• Promote energy efficient 
buildings? 

-   - - The existing site  comprises large areas of car park that 
contribute to pollutants/contamination.   

 

Promote energy efficient 
buildings. 

Renewable 
Energy 

Increase the 
opportunities for energy 
generation from 
renewable sources  

• Encourage the development of 
renewable energy generation 
schemes (e.g. wind)? 

• Encourage community heating 
schemes or combined heat and 
power? 

• Encourage small scale schemes 
in development (e.g. solar)? 

-   - - Not applicable to the existing site. None recommended. 

Waste Reduce the consumption 
of finite materials and 
increase reuse and 
recycling 

• Promote resource efficient 
buildings? 

• Encourage the use of recycled 
materials? 

• Reduce the production of 
waste? 

• Provide recycling facilities? 

- /  - /  - /  The site is currently generating a medium level of waste from 
existing uses. 

Provide potential for 
improved recycling 
facilities / waste 
segregation at source. 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

Employment Maintain and enhance 
employment 
opportunities and to 
reduce the disparities 
arising from unequal 
access to jobs 

• Provide new jobs? 

• Encourage efficient patterns of 
movement? 

• Increase the proportion of 
knowledge based and high tech 
businesses? 

• Encourage and support the 
rural economy? 

• Increase the diversity and 
quality of employment 
opportunities in the rural area? 

• Provide quality accessible 
childcare opportunities? 

   The site lies within the town centre and there are significant 
opportunities to increase on-site employment of priority 
employment targets (town centre B1)   

The site is currently underused.  If there is no further 
remediation/development of the site, then the potential for 
encouraging new investment and employment to the area would 
not be reached, and by default the town centre will slip down the 
towns centres hierarchy. 

Significantly increase the 
amount of employment 
land specifically B1 
offices. 

 

Consider the location of a 
nursery on site 

Wealth Creation  Retain and enhance the 
factors which are 
conducive to wealth 
creation, including 
infrastructure and the 
local strengths and 
qualities that are 
attractive to visitors and 
investors 

• Encourage enterprise and 
innovation? 

• Exploit opportunities for new 
technologies? 

• Encourage innovation in 
sustainable design and 
construction? 

• Enhance and promote the 
image of the area as a business 
and a sustainable tourist 
location? 

   Presently, the site is considered to have a fairly poor quality 
environment and landscape, comprising derelict buildings, 
unmanaged vegetation, etc, and is not considered to be an 
attractive site to inward investors. 

Manage and regenerate the 
site.  Improve the existing 
landscape and streetscape 
quality 

Town Centres Protect and enhance the 
vitality and viability of 
town centres and market 
towns 

• Retain and develop a wide 
range of uses, attractions and 
amenities? 

• Ensure good accessibility to 
and within the centre? 

• Attract continuing investment 
in development or 
refurbishment? 

 

-   - - The site is not considered to affect the viability or vitality of 
adjacent town centres. 

None recommended. 

 



 
 

Option 1 – ‘Do-Nothing’ Scenario 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation 
Recommendations  

• Encourage the evening 
economy? 

• Encourage increased housing? 

Infrastructure Ensure that the capacity 
of the existing 
infrastructure is 
sufficient to serve new 
development or that new 
infrastructure can be 
viably provided. 

• Ensure there is sufficient 
capacity in existing 
infrastructure to serve new 
development? 

• Ensure new infrastructure 
(including services required to 
serve the development can and 
will be provided? 

-   - - The site is in current uses by a number of industrial and 
commercial units and existing services are present. 

None recommended. 

Key 

 minor positive or indirect positive impact   major positive effect  

 minor negative or indirect negative effect   major negative effect 

- neutral impact or no relationship 

* Short-term = construction phase (or 2 years), Medium-term = operational phase within 10 years (or 2-10 years), Long-term = operational phase over 10 years (or over 10 years) 

 

 



 
 

Sustainability Appraisal Matrix – Option 2 Implement SPD 

Option 2 – Implementation of Development Brief 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

Accessibility Enable people all to have 
similar and sufficient 
levels of access to 
services, facilities and 
opportunities 

• Improve access for 
the disabled? 

• Improve access to 
public transport? 

• Improve public 
transport services? 

• Improve access to 
local services and 
facilities 

• Improve access to 
IT? 

• Improve access by 
foot / cycle? 

• Ensure services and 
located to maintain 
the viability of 
settlements? 

• Reduce the need to 
travel? 

• Reduce travel 
distances 

- 
 

  The Development Brief aims to maximise the 
permeability of the site to pedestrians and 
cyclists, but reduce the number of access for 
vehicles. 
New vehicle routes, footpaths and cycleways will 
follow desire lines through the site and link with 
the existing strategic networks.   Access to the 
town centre and safer routes to school will also 
be addressed.   
Streetscape improvements will enhance the 
pedestrian environment around the site perimeter. 
The site is well located in terms of public 
transport access, being within walking distance 
of the town centre.   
The residential development on the site will 
include a range of unit types and tenures to 
provide for all needs.  10% of affordable housing 
will meet “lifetime homes” standards, and 
wheelchair units will be provided. 

It is recommended that accessible design 
principles are applied to all internal and external 
areas, particularly and along key routes, such as 
routes to bus stops and the rail station.  Steps and 
level changes are to be avoided wherever possible, 
and disabled parking provided where necessary.   
Access for all should be considered in the 
renovation of existing buildings retained on the 
site. 

The provision of facilities to serve the new 
population will be a key factor in reducing the 
need to travel. 

Access to information technology should be 
available to the business and live-work units. 

Housing Provide the opportunity 
for people to meet their 
housing needs 

• Reduce 
homelessness? 

• Provide affordable 
housing? 

• Reduce the number 
of unfit homes? 

• Provide housing to 
meet local needs in 
the rural area? 

• Provide a range of 
house types and 
sizes? 

-  The development would provide approximately 
200 new residential units with a mix of sizes, 
types and tenures.  Affordable housing will be 
provided in accordance with housing needs 
standards (27% with 75% being rented).  The 
Development Brief puts an emphasis on the 
provision of high quality homes.  Changes in 
local and national lifestyle and household 
patterns are reflected in the proposed mix of 
units.  

The phasing of the development should be 
managed to ensure that sufficient facilities are in 
place to cater for each phase of residential 
development before it is occupied.  

 



 
 

Option 2 – Implementation of Development Brief 

Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

Health Improve overall levels of 
physical, mental and 
social well-being, and 
reduce disparities 
between different groups 
and different areas. 

• Improve levels of 
physical or mental 
health? 

• Encourage healthy 
lifestyles? 

• Increase physical 
activity levels? 

• Increase access to 
affordable locally 
produced fruit and 
vegetables? 

• Improve sporting or 
recreational 
facilities? 

• Improve access to 
high quality health 
facilities? 

   The creation of a new neighbourhood with high 
quality housing and public spaces will lead 
indirectly to improvements in determinants of 
health by improving the environment in which 
people live.  The provision of employment space, 
including innovation centre, college and B1 
offices, in response to local needs, will also 
indirectly benefit health by encouraging 
prosperity.   “Home zone” principles will be 
applied to the site interior, with a 20 mph speed 
limit.  The proposed pedestrian and cycle links 
would encourage physical activity.   “Pepper-
potting” of affordable housing throughout the site 
will help to avoid health inequalities related to 
environmental conditions. 

Local facilities that benefit health directly or 
indirectly, such as local shops will also be 
required.   

The effects of construction on the health of the 
existing local population and occupiers of early 
development phases will need to be carefully 
managed. 

Crime Reduce the incidences of 
crime and the fear of 
crime 

• Reduce incidents of 
crime? 

• Reduce the fear of 
crime? 

• Ensure design and 
layout minimise  the 
opportunity for 
crime? 

   Passive design measures to increase security and 
reduce fear of crime are a key priority in the 
Development Brief.   Measures include active 
frontages and overlooking of public spaces, and 
clear through routes across the site.  The mix of 
residential units has been planned to create a 
diverse community and encourage self-policing. 
Access to the private allotments will be 
controlled with a security gate.  The 
redevelopment of derelict land will reduce 
opportunities for crime and anti-social behaviour. 

The local police service should be consulted on the 
design of the development and management of the 
construction site, to identify key local security 
issues and concerns.    

Community Value & nurture sense of 
belonging in a cohesive 
community whilst 
respecting diversity 

• Increase the ability 
of people to 
influence decisions? 

 
• Improve cultural 

diversity? 

  Consultation will be carried out with the local 
community to identify their aspirations for the 
site.  The site will be planned to integrate with 
the surrounding streets, with careful 

Construction impacts on the existing community 
will need to be carefully managed. 
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Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

 
• Create or sustain 

vibrant community? 

• Encourage 
engagement in 
community 
activities? 

• Meet specific needs 
of a section of the 
community? 

consideration of the transition between uses.  A 
diverse mix of household types will be 
encouraged by the mix of units on the site, to 
create a balanced community.  The development 
will use public spaces and landmark buildings to 
create a sense of place and identity.  A locally 
based management regime is planned with public 
spaces and some highways managed by the 
occupiers of surrounding buildings.   

Skills Assist people in gaining 
the skills to fulfil their 
potential and increase 
their contribution to 
society and the economy 

• Improve access to 
educational / 
learning or training 
facilities for all 
ages? 

 

   The construction of the development will provide 
opportunities for local people to develop skills.  
Additionally, the provision of a new Tresham FE 
campus will make a major contribution to the 
local community in the medium to long term. 

Opportunities for employment and training during 
construction should be targeted at local 
communities with the greatest need.   

The capacity of local primary and secondary 
schools may need to be increased to meet the 
needs of the new population. 

Liveability To create healthy, clean 
and pleasant 
environments for people 
to enjoy living, working 
and for recreation and to 
protect and enhance 
residential amenity 

• Reduce noise 
pollution? 

• Improve the 
cleanliness of the 
environment? 

• Reduce unpleasant 
odours? 

• Improve the 
satisfaction of 
people with their 
neighbourhoods? 

   The development of the partially derelict, 
underused parts of the site will contribute 
positively to the liveability of the local area.  A 
key aim of the Development Brief is to provide a 
safe, high quality neighbourhood.  Amenity 
issues such as noise and local air quality are 
likely to improve slightly despite the increased 
activity on the site, due to planned improvements 
to the local road network, such as the 
rationalisation of the accesses onto the High St.   

There will be significant adverse effects in the 
short term during the construction of the 
development, through noise, dust, traffic and 
other effects. 

Construction effects will need to be carefully 
managed to minimise adverse impacts on the local 
community and occupiers of early development 
phases. 
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Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

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

• Protected and 
enhance sites of 
acknowledged 
importance for 
wildlife? 

• Avoid harm to and 
enhance 
opportunities for 
protected species 
and other listed in 
the 
Northamptonshire 
Red Data Book. 

• Create habitats of 
value for wildlife in 
particular those that 
meet BAPO targets? 

• Avoid fragmentation 
of habitats? 

• Improve the 
connectivity of 
green space and 
green networks? 

• Create new 
greenspace 
networks? 

• Improve appropriate 
access to natural 
areas? 

• Improve the 
management of 
habitats? 

   The development will have limited adverse 
effects on ecological resources during 
construction, when disturbance and habitat loss 
will occur.  The proposed landscape structure 
includes a network of green spaces designed for 
habitat value and human access, linking Bassets 
Park to the site as a whole.   

Use indigenous tree and shrub species that 
maximise biodiversity 

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

• Ensure landscape 
character is used to 
assess the capacity 
of areas to absorb 
new development 
thereby influencing 
the locations and 
scale of 
development? 

   The site is located in the town centre and is 
largely surrounded by tall buildings on three 
sides. There is a general aspiration for a high 
quality of architecture and urban design in the 
new development.  

 

Landscape design should be integrated with urban 
design. 

Visual effects during construction should be 
minimised through the use of screening. 
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Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

• Ensure Landscape 
Character 
Assessment 
influences design of 
the built 
environment and 
networks of green 
infrastructure? 

 Specific measures required include the need to 
generate long view to the surrounding 
countryside over the rooftops. 

 

Cultural 
Heritage 

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

• Protect and enhance 
sites, features and 
areas of historical, 
archaeological and 
cultural heritage 
value and their 
setting? 

• Protect and enhance 
sites of geological 
value? 

-   The development needs to protect and enhance 
the actual and the setting of the listed building on 
the site and close to the site. The site seems 
always to been on the edge of the historic core of 
the town and may have some archaeological / 
historic areas of interest despite the desk top 
survey not identifying significant specific areas. 

An archaeological watching brief will be required 
during earthworks and excavations. 

Built 
Environment 

Maintain and enhance the 
quality and 
distinctiveness of the built 
environment 

• Maintain and 
enhance the quality 
of built settlements? 

• Protect, maintain, 
enhance and expand 
good quality open 
space within and 
adjacent to 
settlements? 

• Create buildings and 
spaces hat are 
attractive, 
functional, adaptable 
and durable that 
compliment, 
enhance and support 
local character? 

• Encourage the re-use 
and refurbishment of 
the existing built 
environment? 

   The overarching aim of the SPD is to create a 
new neighbourhood that is an exemplar of high 
quality sustainable development on previously 
developed Brownfield land.  The aim is to 
combine modern architectural techniques with 
both traditional building styles, styles 
complimentary to listed buildings and exciting 
new architectural modern buildings, suitable to a 
town centre location. 

Public spaces, landmark buildings and public art 
will be used to enhance the built environment.   

Existing commercial and residential buildings 
retained within the site will need to be carefully 
integrated into the new development, and 
refurbished where necessary to achieve the 
required quality.  Some buildings that detract from 
the proposed quality of the site should be 
considered for demolition. 
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Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

Air Reduce all forms of air 
pollution in the interests 
of local air quality and the 
integrity of the 
atmosphere 

• Reduce traffic 
related pollution? 

• Minimise or reduce 
light pollution? 

• Reduce levels of 
dust or particulates? 

 -  - There are no significant emissions associated 
with the proposed development.  The main 
source of direct emissions will be the boiler plant 
in the residential and commercial buildings, and 
the cars parking in the car park and around the 
site.  The additional activity on the site will result 
in an increase in traffic emissions.  However this 
is not expected to have a significant detrimental 
effect on local air quality as the site is currently 
used as a car park. 

The site location is favourable in terms of 
encouraging the use of public transport and 
reducing the need to travel.   Maximum parking 
provision is set out in the SPD in line with local 
and national policy.   

Construction of the development may affect local 
air quality, primarily through dust, traffic and 
plant emissions. 

The layout of the site road network and parking 
areas should be planned to minimise the distance 
travelled by vehicles around the site and minimise 
queuing at key junctions and access points.   A 
Green Travel Plan should consider measures such 
as car clubs to discourage car ownership.  During 
construction, air emissions should be carefully 
managed and minimised.  Emission generating 
activities should be located as far as possible from 
sensitive receptors. 

Water Quality Maintain and improve the 
quality of ground and 
river waters 

• Minimise or reduce 
the risk of pollution 
to water? 

• Ensure adequate 
waste water 
infrastructure is 
available? 

-   During construction there will be a potential for 
contamination of water resources by suspended 
solids, fuels and other chemicals. 

None required 

Water 
Conservation 
and 
Management 

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

• Reduce waste water 
consumption? 

• Improve water 
efficiency? 

• Reduce the risk of 
flooding? 

-   The development will not increase the 
impermeable surface area on the site.  However 
the SPD requires the implementation of a 
sustainable drainage strategy for the whole site 
with the use of some permeable surfaces.  

Site occupiers should be encouraged to reduce 
their water usage through awareness initiatives and 
incentives. 
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Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

• Avoid development 
in floodplains? 

• Encourage 
Sustainable Urban 
Drainage (SUDs)? 

This will mitigate the effects of site run off and 
support the site’s natural water cycles.   

The site’s water demand will increase 
significantly.   Measures included in the SPD to 
mitigate this effect include a requirement for 
low-flow fittings, and investigation of rainwater 
harvesting and grey water recycling systems. 

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

• Maintain the best 
and most versatile 
agricultural land? 

• Reduce the risk of 
land contamination? 

• Remediate 
contaminated land? 

• Minimise the loss of 
green field land? 

• Maximise the use of 
Brownfield land? 

• Maximise densities? 

  The site has been identified as an underused 
Brownfield site in an urban setting, close to 
existing facilities and transport connections.  As 
such the development of the site is consistent 
with the principles of sustainable development.  
The SPD reduces pressure for development of 
Greenfield sites and helps to protect rural land. 

 

The plot ratio should enable the site to meet the 
Council’s requirements for provision of residential 
and employment space, while also achieving an 
appropriate scale and high quality of development. 

Minerals Ensure the efficient use of 
minerals and primary 
resources 

• Avoid the 
sterilisation on 
known minerals 
reserves? 

• Promote the 
appropriate use of 
primary and 
secondary 
aggregates? 

 -  - The site is no longer economically viable as a 
source of mineral extraction, and its development 
is not considered to have an adverse effect on the 
availability of mineral reserves. 

Mineral resources will be used in the 
construction of the development.   

Reducing the consumption of raw materials in 
construction will need to be addressed in the 
Waste Management Strategy for the site.  
Measures considered could include maximising 
the use of reused and recycled materials, 
avoiding the over-specification of structural 
components, and using resources efficiently to 
minimise off cuts and waste. 

Energy Use and 
Climate 
Change 

Minimise energy 
consumption, increase 
energy efficiency and    

 

• Reduce emissions of 
greenhouse gases? 

• Increase tree cover? 

 

   The site’s energy consumption will increase as a 
result of the intensification of activity.  However 
the Development Brief specifies that a BREEAM 
rating “very good” to “excellent” should be 
achieved across the site

A site-wide energy strategy is needed to set out the 
approach to energy reduction.  A hierarchical 
approach should be taken whereby the first step is 
to reduce the base energy demand through 
effective building envelopes
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Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

maintain the stock of non 
renewable energy sources 

• Ensure adaptability 
of environments and 
buildings to natural 
hazards? 

• Minimise or reduce 
energy use? 

• Promote energy 
efficient buildings? 

achieved across the site.   

The Planning and Design principles specify that 
passive solar design should be applied to all 
buildings, in terms of building orientation, 
glazing and insulation standards, and the use of 
combined heat and power systems to improve 
energy efficiency should be considered. 

The development will generate additional traffic 
movements, which will contribute to fuel 
consumption.  However, the close proximity of 
the site to public transport nodes and measures to 
encourage walking and cycling will mitigate this 
effect. 

The site is on high ground not within a 
floodplain, and the risk of flooding is considered 
to be low.  

The Council’s SPG “Building Better Places: 
How to Contribute to Sustainable Development” 
will be adhered to. 

effective building envelopes.   

Technologies considered to reduce energy 
consumption could include heat exchange units, 
CHP and gas driven fuel-cell CHP.   

Occupier monitoring should be utilised as a means 
of encouraging the sustainable use of energy, by 
including independent metering of all residential 
and commercial units.   

A green transport plan for the site should 
encourage alternative transport modes over private 
car use. 

Renewable 
Energy 

Increase the opportunities 
for energy generation 
from renewable sources  

• Encourage the 
development of 
renewable energy 
generation schemes? 

• Encourage 
community heating 
schemes or 
combined heat and 
power? 

• Encourage small 
scale schemes in 
development? 

   The SPD aims to provide an exemplary 
sustainable development and as such the use of 
innovative energy solutions is encouraged.  For 
example, the consideration of measures such as 
photovoltaic cells by the developers is required.  
The proportion of sustainable energy use on the 
site is likely to improve in the medium to long 
term as a result of the development.   

The site energy strategy should set targets for the 
proportion of energy to be obtained from 
renewable sources.  The opportunities for on-site 
renewables such as photovoltaics, wind and 
ground source heat pumps should be investigated. 
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Impact SA Topic SA Objectives SA Criteria  

Short Medium Long 

Commentary Mitigation recommendations 

Waste Reduce the consumption 
of finite materials and 
increase reuse and 
recycling 

• Promote resource 
efficient buildings? 

• Encourage the use of 
recycled materials? 

• Reduce the 
production of waste? 

• Provide recycling 
facilities? 

   The amount of municipal waste generated by the 
site will increase significantly with the 
intensification of use.  This is addressed in the 
SPD through the requirement for space to 
segregate domestic waste streams, local bring 
sites and a possible central composting scheme.   

Construction and demolition waste will be 
reduced by the proposal to refurbish some 
existing buildings and to maintain the existing 
topography, reducing cut and fill. 

A Waste Management Strategy should be 
developed to minimise construction waste.  This 
should include a hierarchical approach to reduce, 
reuse, recycle and recover energy from waste in 
order of preference, with disposal as a last resort.   

Waste should be minimised through design, for 
example by avoiding over-specification of 
materials, specifying prefabricated units and 
standard unit sizes to reduce off-cuts, and selecting 
materials that can be easily recycled.  The 
earthworks strategy should minimise the need to 
remove re-useable spoil from the site. 

Employment Maintain and enhance 
employment opportunities 
and to reduce the 
disparities arising from 
unequal access to jobs 

• Provide new jobs? 

• Encourage efficient 
patterns of 
movement? 

• Increase the 
proportion of 
knowledge based 
and high tech 
businesses? 

• Encourage and 
support the rural 
economy? 

• Increase the 
diversity and quality 
of employment 
opportunities in the 
rural area? 

• Provide quality 
accessible childcare 
opportunities? 

   The SPG will significantly increase employment 
opportunities within a region of economic 
prosperity.  Some businesses will be displaced 
from within the site, but most who wish to 
remain will be enabled to do so (compatible with 
the function of a town centre site).    
Employment space will be designed to be 
flexible to accommodate different business types 
but support town centre business in particular B1 
uses, some secondary and specialist retail, some 
A3/A4.  The provision of  a new college (re-
located) campus and innovation centre on the site 
responds to local and sub-regional needs. . 

There will also be opportunities for employment 
on the site during the construction period.  

Employment opportunities during construction 
should be targeted to relieve unemployment and 
provide training opportunities. 
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Wealth 
Creation  

Retain and enhance the 
factors which are 
conducive to wealth 
creation, including 
infrastructure and the 
local strengths and 
qualities that are 
attractive to visitors and 
investors 

• Encourage enterprise 
and innovation? 

• Exploit opportunities 
for new 
technologies? 

• Encourage 
innovation in 
sustainable design 
and construction? 

• Enhance and 
promote the image 
of the area as a 
business and a 
sustainable tourist 
location? 

   The SPD will enhance the image of the local 
area, which will encourage inward investment.  
The new population will increase demand 
providing a boost to local businesses, and the 
new employment area will particularly support 
and more viable and vibrant town centre. 

As well as new customers, local businesses will 
benefit from a larger local workforce. 

The construction workforce will cause the local 
population to temporarily swell, boosting the 
local economy. 

N/A 

Town Centres Protect and enhance the 
vitality and viability of 
town centres and market 
towns 

• Retain and develop a 
wide range of uses, 
attractions and 
amenities? 

• Ensure good 
accessibility to and 
within the centre? 

• Attract continuing 
investment in 
development or 
refurbishment? 

• Encourage the 
evening economy? 

• Encourage increased 
housing? 

-   - - The proposed development will significantly 
support the vitality and viability of 
Wellingborough Town Centre. 

N/A 

Infrastructure Ensure that the capacity 
of the existing 
infrastructure is sufficient 
to serve new development 
or that new infrastructure

• Ensure there is 
sufficient capacity in 
existing 
infrastructure to 
serve new 
development? 

-   - - Significant investment in water and sewerage 
infrastructure will be required to facilitate the 
development.  It is assumed that all infrastructure 
requirements will be met. 

Proposals for additional infrastructure will need to 
be developed in consultation with Anglian Water 
and other statutory authorities.    
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Short Medium Long 

Commentary Mitigation recommendations 

or that new infrastructure 
can be viably provided. 

• Ensure new 
infrastructure 
required to serve the 
development can and 
will be provided? 

Other infrastructure requirements such as 
telecommunications and IT services will need to 
be provided. 

Key 

 minor positive or indirect positive impact   major positive effect  

 minor negative or indirect negative effect   major negative effect 

- neutral impact or no relationship 

* Short-term = construction phase (or 2 years), Medium-term = operational phase within 10 years (or 2-10 years), Long-term = operational phase over 10 years (or over 10 years)
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